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The City of Jackson has grown and changed in many ways since its found-
ing along the banks of the Forked Deer River. Today it is a culturally and 


economically diverse city that serves as the hub of west Tennessee.


INTRODUCTION


The City of Jackson has developed and maintained 
a distinct sense of community since its founding in 
1822. The community has continuously prospered 
while evolving from an agricultural to an industrial 
and technology based economy. An area that was 
once only known for its harvest is just as likely to be 
known today for its high tech auto parts. The City has 
persevered through significant moments in history 
including the Civil War, the Great Depression, and 
the Civil Rights Movement. Jackson has been cele-
brated in popular culture as home to iconic musi-
cians and their innovations in blues and rock. More 
recently, Jackson has risen to the challenges presented 
by a series of damaging tornadoes and a national 
economic recession. 


Through it all, Jackson has continued to serve West 
Tennessee as a center of business, education, health-
care, culture, recreation, and entertainment. Jackson 
has been noted for maintaining a high quality of life 
for its residents and been nationally noted as a suc-
cessful small city. Now the City is especially focused 
on the future with a renewed sense of optimism about 
the opportunities presented by an emerging economy. 
The moment is right to establish a new collective 
vision and plan to help ensure the City continues to 
prosper in the 21st Century.


Defining Jackson’s Future
In 2014, the City of Jackson initiated the process to 
develop a master plan that would define the future 
vision for the community. The result of that effort is 
the One Jackson Civic Master Plan – a comprehen-
sive, community-driven guide for Jackson’s future. It is 
a singular document that bridges the City’s past plans 
and sets the course for development and growth in 
Jackson for the next 20 years. 


The One Jackson Civic Master Plan supplies long-
range recommendations for the maintenance and 
enhancement of existing neighborhoods and offers 
strategies for the sustainable development and eco-
nomic growth of the community. Both comprehensive 
in scope and scale, the plan addresses a wide range of 
issues regarding land use, growth and development, 
transportation and circulation, community facilities, 
and the environment. More importantly, the Civic 
Master Plan addresses strategies to unify the City, 
emphasizing the goal of creating “One Jackson.”
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PURPOSE 
OF A CIVIC 
MASTER PLAN
The One Jackson Civic Master Plan is the 
foundation for future decision-making, 
serving as a guide for land use, growth 
and development, capital investment, 
zoning and subdivision regulations, and 
much more. It examines Jackson’s history, 
current conditions, and community out-
look to set a course for the City’s future 
over the next 20 years. While the City 
has produced several area-specific plans, 
a comprehensive plan is required to tie 
all the plans together in a manner that is 
holistic, concise, coordinated, and repre-
sentative of the shared vision of Jackson. 


The Civic Master Plan will influence 
decision making, providing guidance to 
City officials, staff, developers, business 
owners, residents, and a wide range of 
community stakeholders. Its role as 
a reference and policy document for 
development and growth decisions will 
help shape the long-term vision for the 
City. Following the Plan ensures the 
City grows and develops in a fiscally and 
socially responsible manner that increases 
the quality of life for all Jacksonians.


CIVIC MASTER 
PLAN PROCESS
The Civic Master Plan is the result of 
a comprehensive, multifaceted process 
that included data collection, community 
outreach, stakeholder consultation, and pro-
fessional analysis. The process was “kicked 
off ” through a series of meetings with City 
staff and the formation of a Civic Master 
Plan Advisory Committee (CMPAC). The 
CMPAC, comprising community leaders, 
business owners, and residents, worked 
throughout the process to review, discuss, 
evaluate, and guide the plan’s development.


Input from the Jackson community 
formed the foundation of the Plan through 
feedback received by a series of meetings, 
interviews, workshops, open houses, sur-
veys, and online outreach tools. The process 
of engaging Jackson residents, community 
leaders, business owners, and property 
owners set the initial agenda of issues and 
potential solutions to be addressed by the 
Plan. Alongside initial community outreach 
activities, in-depth research was conducted 
to document the current state of the City, 
including land use, transportation, demo-
graphics, market conditions, the environ-
ment, community facilities, and more. 


The Vision, Goals, and Objectives were then 
formed from the public outreach process 
and analysis of the existing conditions. 
Simultaneously, future growth scenarios 
were prepared to better understand and 
evaluate the City’s future growth patterns. 
With this framework in place, the Draft 
Civic Master Plan was written. The final 
stages of the process included a review 
of the plan by CMPAC, followed by a 
community open house and presentation of 
the Plan to the Plan Commission. Finally, 
the Plan was presented to the Jackson City 
Council for consideration and was adopted 
on August 4, 2015.
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ORGANIZATION 
OF THE PLAN
The One Jackson Civic Master Plan 
contains the following chapters:


 • Introduction 
This chapter provides an overview of the 
Civic Master Plan purpose and process.


 • Community Profile 
This chapter reviews geographic and 
policy influences, assesses existing 
land use and zoning regulations, 
and summarizes demographics and 
employment characteristics, identifying 
trends that will influence future land 
use and development.


 • Community Outreach 
This chapter presents a summary of the 
outreach activities conducted as part 
of the planning process, highlighting 
community issues, neighborhood 
assets, and growth and improvement 
opportunities.


 • Vision, Goals & Objectives 
The Plan’s vision, goals, and objectives 
present the City’s desired outcomes 
and how to achieve them, forming the 
basis for planning recommendations, 
policies, future projects, and actions.


 • Growth Scenarios 
This chapter includes a series of 
potential growth scenarios that were 
developed and analyzed in order to 
compare and contrast impacts on 
community livability as future growth 
and development occurs within 
Jackson’s planning area.


 • Land Use & Development 
This chapter provides future land use 
designations within Jackson and the 
surrounding community. To provide 
detailed land use recommendations, 
this chapter is further devided into 
the following sections:


 – Residential Areas Framework Plan
 – Commercial Areas Framework Plan
 – Industrial Areas Framework Plan


 • Subarea Plans 
A component of the Land Use & 
Development chapter, this section 
provides detailed land strategies for 
five concentrated areas within the City. 
The subareas include the Old Hickory 
Mall Area, Downtown, Oman Arena 
Area, South Highland Avenue 
Corridor, and Airways Boulevard 
Corridor.


 • Transportation & Mobility Plan 
This chapter provides a series of 
recommendations to support a multi-
modal transportation network that 
accommodates the efficient movement 
of vehicles, bicycles, and pedestrians 
throughout Jackson.


 • Community Facilities & Infrastructure 
This chapter identifies the future need 
for community facilities and services, 
offering long-range recommendations 
for future locations and improvements 
to ensure that residents and businesses 
are adequately served by the City and 
its service providers.


 • Open Space, Recreation & 
Environmental Features 
This chapter offers recommendations 
intended to maintain and expand the 
parks and recreation system, and protect 
and enhance Jackson’s natural areas. 


 • Image, Identity & 
Community Character 
This chapter provides a framework 
of recommendations for improving 
and defining the overall image and 
perception of the City.


SUSTAINABILITY 
& LIVABILITY 
Named the “Healthiest City in Tennes-
see” by the U.S. Conference of Mayors 
(USCM) through its receipt of the 2013 
Livability Award, the City of Jackson is 
firmly committed to maintaining and 
enhancing the “livability” of the com-
munity. Based on its successful efforts 
to improve resident’s health Jackson is 
considered “liveable” by USCM; in addi-
tion to physical health, according to the 
Partnership for Sustainable Communities, 
livability consists of several factors that 
include transportation, affordable housing, 
economic competitiveness, community 
support and value, and federal policies.


Livability goes hand-in-hand with envi-
ronmental sustainability. Within the plan, 
sustainability measures include land use 
and development approaches that protect 
natural resources, conserve energy, and 
support environmental and community 
health. Approaches to livability and sus-
tainability are addressed in each chapter 
of the Civic Master Plan, and are aimed 
at creating a healthy and sustainable 
future for the entire Jackson community.
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A firm understanding of the Jackson community, policies, and demo-
graphics serves as one of the foundations for formulating the Civic 


Master Plan. This chapter includes an overview of Jackson’s historical, geo-
graphic, and past policy influences including an in-depth demographic and 
market analysis. This foundational understanding was used to form realistic 
goals and recommendations within the Civic Master Plan.


COMMUNITY 
PROFILE


COMMUNITY 
HISTORY
Named after General Andrew Jackson to honor his 
courage in the War of 1812 (A. Jackson was later 
elected the 7th President of the United States), 
Jackson began as a small settlement on the banks of 
the Forked Deer River. The City developed quickly as 
its location at the junction of several rail lines spurred 
economic activity and growth. 


Civil War 
The State of Tennessee is rooted in the history of The 
American Civil War. As one of the 11 Confederate 
States, Tennessee was a tumultuous battleground 
and Jackson was not spared in the “War Between the 
States.” The December 1862 Salem Cemetery Battle-
field is commemorated with an educational placard, 
while Civil War Trail signs can be found in several 
locations around the City. 


Civil Rights 
The Civil Rights Movement took place in many parts 
of the Country, but several impactful events occurred 
in Jackson. Spurred by sit-ins occurring around the 
nation, a group of Lane College students decided 
to take on segregation within their hometown of 
Jackson. For days the students sat peacefully at the 
Woolworth’s and McLellan’s lunch counters while 
being taunted and hazed, and were eventually thrown 
out or arrested. However, the Jackson bus boycott 
and peaceful acts of defiance successfully changed the 
policy of the Jackson city bus system. Today, a placard 
memorializes the students at City Hall, the former 
site of Woolworth’s, and residents continue to remem-
ber the bravery of the men and women who fought 
for equality.


Natural Disasters
Jackson would continue to face additional battles in 
its future, this time with Mother Nature. The City was 
damaged by tornados and major storms in 1999, 2002, 
2003, 2008, 2010, and 2013. The 2008 storm event, 
which became known as Super Tuesday, included 
several tornado touchdowns within the City that had 
strength ratings of up to EF-4 with winds ranging 
from 65 to 170 mph. Despite the devastating losses, 
Jackson continues to rebuild and grow to become the 
thriving City it is today.
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REGIONAL 
SETTING
The City of Jackson is located in west 
Tennessee, approximately 80 miles north-
east of Memphis and 120 miles southwest 
of Nashville. The seat of Madison County, 
Jackson  is outlined to the north by the 
City of Three Way, the unincorporated 
communities of Beach Bluff and Oakdale 
to the east, Pinson to the south, and the 
City of Bells in Crockett County to the 
west. 


The City has grown from a pre-Civil War 
settlement along the banks of the Forked 
Deer River into a vibrant regional hub for 
employment, education, and retail. Once a 
major rail junction, today Jackson is easily 
accessible by Interstate 40, which runs 
between Nashville and Memphis, while 
Highway 45 and the Highway 45 Bypass 
provide north-south access and mobility.
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REGULATORY 
BODIES 
The City of Jackson has a strong relationship 
with Madison County, as well as nearby 
incorporated municipalities. The Jackson 
Municipal Regional Planning Commission 
makes planning and zoning recommenda-
tions for both the City of Jackson as well as 
the County. The City also has contracts with 
Madison County, the City of Three Way, and 
the City of Medon to serve as their principal 
land use planner. While the City assists in 
setting policies for these areas, zoning and 
land use appeals revert to the jurisdiction in 
which the land is located. 


Jackson Municipal 
Regional Planning 
Commission
The City of Jackson not only serves to 
regulate planning within the City limits, 
but also has authority as the regional 
planning commission (Tenn. Code Ann. 
§ 13-3-102). The establishment of the 
Jackson Municipal Regional Planning 
Commission allows the City of Jackson 
to plan and make recommendations for 
both the City as well as the “inner region” 
of the County, which includes unincorpo-
rated county land adjacent to Jackson.


Jackson Area 
Metropolitan Planning 
Organization
The Jackson Area Metropolitan Plan-
ning Organization (MPO) is responsible 
for long-term transportation planning 
throughout Madison County, which is 
also the extent of its official planning 
boundary. The MPO was formed to carry 
out a federally-mandated regional trans-
portation planning process that is “con-
tinuing, comprehensive, and cooperative.” 


Jackson-Madison 
County Historic 
Zoning Commission
The Jackson-Madison County Historic 
Zoning Commission reviews applica-
tions for the creation of historic districts 
within Jackson and Madison County. The 
nine member commission also reviews 
applications for potential construction, 
alteration, and demolition of structures 
within designated historic districts. 


Jackson Community 
Redevelopment 
Agency (CRA)
Based on the findings of the Jackson 
Revitalization Strategy/Community 
Redevelopment Act Workable Program, 
the City of Jackson formed the Jackson 
Community Redevelopment Agency 
(CRA). The CRA helps revitalize older 
areas of the city and is tasked with exe-
cuting contracts, acquiring real property, 
and establishing Tax Increment Financing 
Districts (TIF) in order to rectify condi-
tions of slum and blight. 
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PAST STUDIES, 
PLANS & 
REPORTS
As part of the Civic Master Plan process, 
a thorough review was made of recent 
plans and reports, some of which that are 
still current, that have shaped policies and 
the development process within the City 
of Jackson. Having a firm understanding 
of past planning initiatives and policies 
informs plan recommendations and 
helps shape future City policies that can 
positively shape Jackson’s built environ-
ment and the community at-large. A brief 
summary of each report is provided.


Jackson Area MPO 
2040 Long Range 
Transportation Plan
In 2012, the Executive Board of the Jackson 
Area MPO approved the 2040 Long Range 
Transportation Plan. As required by the 
Congressional transportation act, MAP-21 
(Moving Ahead for Progress in the 21st 
Century), the Plan outlines a multi-modal 
transportation strategy that will facilitate the 
safe and efficient movement of goods and 
people throughout the metropolitan area for 
the next 20-30 years. The Plan is updated 
every five years to adjust for changes in travel 
demand and demographics. Additional 
discussion of this plan and other transpor-
tation related studies can be found in the 
Transportation & Mobility Chapter.


Jackson Revitalization 
Strategy
Community Redevelopment 
Act Workable Program (2009)
The Jackson Revitalization Strategy/
Community Redevelopment Act 
Workable Program is a report aimed at 
assessing the conditions of the City to 
understand its eligibility to form a Com-
munity Redevelopment Agency. The 2009 
report found that Jackson had sufficient 
conditions related to slum and blight, and 
a shortage of affordable or elderly housing 
to satisfy the State’s Community Redevel-
opment Act requirements for the creation 
of a Community Redevelopment Agency.


The report analyzed the City by breaking 
it into unique planning districts com-
prised of one or more census tracts. These 
areas were assessed for their level of 
deterioration based on neglect, vacancy, 
and lack of infrastructure and later iden-
tified as stable, transitional, or deterio-
rated areas. Actions to address the three 
identified areas include conservation, 
revitalization, and redevelopment, respec-
tively. Finally, the report concluded with 
revitalization tactics and the recommen-
dation to establish a Jackson Community 
Redevelopment Agency (CRA).


Community Redevelopment 
Plan – City Center 
District 1 (2009)
The Community Redevelopment Plan 
was generated in order to provide a guide 
for redevelopment after the establishment 
of the Jackson Community Redevelop-
ment Agency. The City Center District 1 
includes Downtown, the Medical Center, 
University of Memphis Lambuth (formally 
Lambuth University), and surround-
ing areas. These areas were found to be 
suffering from symptoms of blight and 
considered a transitional area that is at 
potential risk for deterioration. The Plan 
recommends redevelopment of 185 acres of 
vacant or underutilized property of which 
approximately 250 vacant and tax-delin-
quent parcels will require acquisition. 


Community Redevelopment 
Plan – City Center 
District 2 (2010)
Similar to the Community Redevelopment 
Plan – City Center District 1, the City 
Center District 2 plan focuses on an area 
just east of Downtown Jackson. The City 
Center District 2 includes several churches, 
Lane College, active rail lines, and some 
of the oldest as well as economically 
disadvantaged residential neighborhoods in 
the City. The plan aims to create 300 units 
of housing, which includes a mix of single 
family detached and multi-family residen-
tial units, through the acquisition of 442 
acres of vacant and underutilized land. The 
plan focuses on community and economic 
development, using TIF and other funding 
sources to fuel private development and 
revitalize the area. 
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Community Redevelopment 
Plan – South Jackson 
Revitalization Project 
– Bemis (2014)
In response to changing conditions since 
the Community Redevelopment Act 
Workable Program was released in 2009, 
the City created a strategic revitalization 
plan to address issues facing the Bemis 
community. The goals of the plan are 
aimed at protecting the historic integrity 
of Bemis, stabilizing and improving the 
housing conditions, securing funding, 
and promoting redevelopment of vacant 
and underutilized property. Strategies 
to implement the plan include using the 
Land Bank mechanism of the CRA to 
hold and assemble property for future 
development and utilizing development 
incentives. The demolition of buildings is 
not recommended, as fewer contributing 
structures lessens the integrity of the 
historic district. 


Central Business 
District Parking 
Study (2009)
The Central Business District (CBD) 
Parking Study is aimed at understanding 
both the capacity and demand of Jackson’s 
oldest commercial area. The CBD consists 
of the area south of College Street, west of 
Cumberland Street, north of Chester Street, 
and east of New Market Street. The study 
reported a total of 1,864 parking spaces 
that includes public, private, and municipal 
on-street and off-street parking, and found 
that based on demand, the CBD has an 
excess of approximately 338 spaces. Although 
the CBD appears to be over-parked, these 
spaces can be used to accommodate future 
build out of the Downtown area. 


Urban Land Institute 
Advisory Services 
Panel Report (2003)
In response to the devastating EF-4 storm 
that tore a path through East Jackson and the 
Downtown in 2003, the Urban Land Insti-
tute (ULI) created an advisory panel to assist 
with the rebuilding process. Recommenda-
tions from the panel included the creation 
of an overlay zone to dictate the type of 
housing to be built and form a new land use 
pattern and development of the Downtown 
as three unique districts: Arts and Cul-
ture, Entertainment, and South Civic. The 
Panel urged the City to begin incremental 
construction of much needed retail in East 
Jackson, and Chester Avenue was identified 
as a significant deterrent to future develop-
ment in Downtown and East Jackson as it 
creates a barrier between north-south travel 
and connectivity. The report concluded with 
a plan for implementation, which prioritizes 
the creation of a task force to begin the 
rebuilding and development process. 
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PLANNING 
JURISDICTION
Unlike many states, Tennessee does not 
mandate extraterritorial jurisdiction 
planning boundaries. Rather, Tennessee 
Code Annotated § 13-4-201, states that 
a municipality may plan for “any area 
outside of its boundaries which, in the 
[municipal planning] commission’s judg-
ment, bears relation to the planning of the 
municipality.” Further, because Jackson 
also serves as the Municipal Regional 
Planning Commission, based on Tennes-
see Code Annotated § 13‐3‐301, it may 
“make and adopt a general regional plan 
for the physical development of the ter-
ritory of the region.” The City of Jackson 
Civic Master Plan includes recommenda-
tions for land within the City boundaries 
and within the planning boundary, which 
includes areas that can reasonably be con-
sidered to grow and become part of the 
City of Jackson. Additional discussion of 
the planning area and areas to target for 
growth and development is provided in 
the Growth Scenario Assessment Chapter.


EXISTING 
LAND USE & 
DEVELOPMENT
Having a firm understanding of the 
existing land use and development pattern 
within the City provides the foundation 
for future land use recommendations 
within the Civic Master Plan. Jackson has 
a range of land uses that includes a variety 
of residential uses and a strong local 
economy anchored by a strong medical 
community and national retail anchors. 
Local industrial businesses provide 
employment opportunities for residents 
while the City’s community and educa-
tional values are evidenced by the many 
higher educational institutions.


This section of the Plan provides a brief 
review and analysis of the City’s existing 
land use and development controls, 
including the Zoning Ordinance and 
Subdivision and Land Development Reg-
ulations. Much of the analysis is based on 
field surveying undertaken in the fall of 
2013 in which every block and parcel was 
inventoried within the City of Jackson 
and the surrounding areas.


Existing Land Use
Based on aerial research and field recon-
naissance, all parcels within the City have 
been designated under one of the follow-
ing 13 existing land use categories:


 • Single Family Detached
 • Single Family Attached
 • Multi-Family
 • Mobile Home
 • Retail and Service
 • Office/Medical
 • Light Industrial
 • Heavy Industrial
 • Parks & Open Space
 • Agricultural
 • Public/Semi-public
 • Utility & Rights-of-Way
 • Vacant


The composition of these land use catego-
ries is further broken down in the charts 
presented here.
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Zoning & Land 
Use Regulation
Zoning is regulated by the City of 
Jackson Zoning Ordinance, which serves 
as the legal framework for land use and 
development. The ordinance has 25 
zoning districts that include six separate 
residential designations, eight districts 
related to commercial development, and 
three overlay districts. The City also 
follows the Subdivision and Land Devel-
opment Regulations as well as design 
guidelines that address architectural style 
and scale for areas throughout the City. 
These guidelines include:


 • Conservation District Design 
Guidelines


 • East Main Street Historic District 
Design Guidelines


 • Historic District Design Guidelines


 • Terrace Place Historic District 
Design Guidelines


 • East Jackson and Downtown Urban 
Core Areas Design Guidelines


 • Central Business District Design 
Guidelines


Zoning Classifications
Agriculture (A-O)


The Agriculture and Open Land District 
is intended for agricultural and related 
uses, as well as single family detached 
homes. The A-O District also allows, as 
a special exception, parks and open space 
areas for recreation, churches, and schools. 


Single Family Residential 
Districts (RS, RS-1, RS-2)


The City’s three Single Family Residential 
Districts permit detached single family 
dwellings and are intended to create 
low- to high-density residential areas. 
The districts are differentiated by their 
required lot areas and setbacks; however, 
none permit structures more than 2 ½ 
stories in height. 


General Residential Districts 
(RG-1, RG-2, RG-3, PRD)


General Residential Districts permit 
single family, single family attached, 
and multi-family residential structures. 
Similar to the Single Family Residential 
Districts, General Residential Districts 
are differentiated based on lot area and 
building heights are limited to 2 ½ stories, 
save for RG-3, which is not to exceed 8 
stories in height.


Business Districts (B-1, B-2, 
B-3, B-4, B-5, SC-1)


Business Districts are intended to cluster 
similar commercial uses and meet the 
service needs of Jackson’s diverse neigh-
borhoods. B-1 is reserved for medical 
and related uses, while B-2 serves as a 
Neighborhood Business District. B-3 


encompasses the Central Business Dis-
trict and permits mixed uses, including 
residential uses, and does not impose 
setback requirements or height limits. 
The General Business District (B-4) 
permits more intense commercial uses 
and the Highway Business District (B-5) 
is intended to provide motor vehicle-ori-
ented commercial services. 


Office Districts (O, O-C, O-R)


Office Districts permit uses that are 
restricted to offices and service uses. 
While the O District prohibits most 
commercial uses, O-C permits some retail 
uses and O-R permits RG-2 residential 
uses. 


Industrial Districts (I-O, I-1, I-2, I-3)


Industrial Districts regulate the inten-
sity of industrial land use, from general 
wholesale and warehousing (I-O) to more 
intense uses such as chemical manufactur-
ing and stockyards (I-3). 


Special Use Districts (F-H, H, C, U)


Special use districts include the Flood 
Hazard District, Historic District, Con-
servation District, and University District. 
The Flood Hazard District (F-H) is an 
overlay zone that requires additional per-
mitting to regulate development on land 
that is vulnerable to flooding and erosion 
hazards. The Historic Cultural (H) and 
Conservation (C) Districts are intended 
to preserve significant historic structures, 
while the University District (U) provides 
for a flexibility of uses as they relate to 
the operations of colleges and universities 
within Jackson.
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The Demographic & Market Analysis chapter focuses 
on five key areas: (1) demographics, (2) employment, 
(3) housing, (4) retail spending, and (5) office market 
real estate. Each topic presents current trends, notes 
important market findings and implications, and 
to the extent possible, identifies future growth and 
development opportunities. Taken together, this 
information paints a picture of Jackson’s competitive 
position within southwestern Tennessee. 


Data for this study were obtained from a diverse 
variety of sources, including the 2010 U.S. Census, 
the 2008-2012 American Community Survey, the 
Tennessee Department of Labor and Workforce 
Development, local stakeholders such as the Jackson 
Chamber of Commerce, and ESRI Business Analyst, 
a nationally recognized provider of business and 
market data.


A study of the City of Jackson’s demographic and market conditions has 
been conducted to inform the planning process and provide a baseline 


for developing policy recommendations. 


DEMOGRAPHIC & 
MARKET ANALYSIS
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DEMOGRAPHICS
Population
The City’s population is growing at a modest 
rate and is expected to remain relatively sta-
ble. Jackson’s 2018 population is projected 
to be 66,579, a slight increase from 2013 
levels of 65,614. Jackson accounts for 
roughly two-thirds of Madison County’s 
population, which is experiencing similar 
population trends as the City. 


Age
The City’s population is aging, but remains 
younger than the County. The median 
age in Jackson is expected to increase by 
5% by 2018 with growth in the senior 
population (+2.0%) offsetting losses in the 
“youth” (-0.5%), “young adult” (-0.6%), 
and “middle adulthood” (-0.9%) cohorts.


Race & Ethnicity
The City is becoming more racially and 
ethnically diverse. In 2013, roughly half of 
Jackson’s population identified as White 
(49.6%) or Black (44.9%) and this pattern 
is anticipated to continue. The City’s His-
panic population is projected to increase 
from 4.0% in 2010 to 5.6% in 2018. 
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Household Income
City incomes are projected to increase how-
ever, they remain relatively low when com-
pared to both County and national incomes. 
In 2013, the City of Jackson’s median 
household income was $35,277, nearly 
$5,000 less than Madison County and 
roughly $15,000 less than the national 
median. While earnings are rising, house-
hold spending power will likely decrease 
due to simultaneous increases in inflation. 


Poverty
Roughly one in four residents (24.1%) and 
one in three children (31.8%) are below the 
poverty line in Jackson. It is important to 
note that this data might be somewhat 
overstated given the presence of nearly 
6,000 residents enrolled in college or uni-
versity whose incomes are often lower. 


Cost of Living
Jackson residents enjoy a relatively affordable 
cost of living when compared to other 
Southern cities. The City scored a 93.9 on 
the 2011 ACCRA Cost of Living Index 
scale. This score is lower than Cincin-
nati (93.9), Lexington (95.4), Evansville 
(96.1), Raleigh (98.5), and Washington, 
DC (139.7), among others. 


Market Implications
The addition of roughly 1,400 new 
residents and 600 new households by 
2018 will require the City and school 
providers to ensure services and ameni-
ties are aligned with areas experiencing 
population expansion. While the growth 
in the City’s population may increase 
overall demand for goods and services, the 
decline in spending power among resi-
dents (as a result of slow income growth 
matched with inflation) will somewhat 
lessen the impact of new residents on 
total consumer spending. The City’s 
population remains younger than the 
County; however, the growth in the senior 
population may require new housing 
tailored to their needs (e.g. multi-family, 
senior housing), as well as better transit 
options and conveniently located medical 
and health services. 


One particular challenge the City faces 
are low household incomes and high 
poverty rates. The City’s income levels are 
significantly less than the national levels, 
and many residents and children live 
below the poverty line. With that said, 
Jackson’s low cost of living is truly an asset 
in providing a higher quality of life for 
households strugglin
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Cost of Living Indicators - Chamber of Commerce
City of Jackson and Other Municipalities (2013)


Grocery Housing Utilities Transportation Healthcare Composite
Washington, DC 105.9 226.0 97.0 110.6 103.8 139.7
Raleigh, NC 104.4 88.3 106.1 98.0 100.7 98.5
Evansville, IN 95.9 85.8 123.7 98.8 98.1 96.1
Lexington, Ky 89.2 91.5 96.4 97.5 92.6 95.4
Cincinnati, OH 93.8 81.1 99.9 95.7 97.3 93.9
Jackson, TN 82.4 74.6 89.0 102.7 88.2 93.3
Dallas, TX 95.3 69.6 105.0 102.3 103.1 91.9
Memphis, TN/AR/MS 89.2 75.5 82.8 92.6 97.5 86.5


 Sources: Jackson Chamber of Commerce; ACCRA Cost of Living Index; Houseal Lavigne Associates
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EMPLOYMENT
Total Employment
The City’s workforce totals nearly 47,000 
people, and the employment base increased 
in five out of nine years between 2002-
2011. The recession caused Jackson to 
lose nearly 3,000 jobs and about 6% of its 
workforce, based on a comparison of 2008 
and 2011 numbers. 


The City may gain nearly 4,400 new jobs by 
2020. The State of Tennessee’s Depart-
ment of Labor and Workforce Devel-
opment estimates that Local Workforce 
Investment Area #11 will collectively 
gain 12,230 jobs between 2012 and 2020. 
Based on Jackson’s share of LWIA jobs in 
2012 (37%), it is estimated that Jackson 
could add 4,367 jobs. 


Educational Attainment
Jackson exceeds State averages for educational 
attainment. The 2008-2012 American 
Community Survey estimates that greater 
than one in four Jackson residents over 
the age of 25 have a bachelor’s degree or 
higher, and more than half have attended 
college at some point. This college grad-
uation rate (26.5%) is greater than both 
Madison County (23.8%) and the State of 
Tennessee (23.5%). 


Total Primary Employment Levels (2002-2011)
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Employment Projections by Industry
Tennessee LWIA #11 (2012-2020)


Employment by Industry (2012) Projected Growth 
(2012 - 2020)


WIA #11 Jackson* Local Share WIA #11 Jackson
Industry (NAICS Code)   131,070     46,797 35.7%    12,230 4,367


Accommodation & Food Svcs.     9,280 3,946 42.5% 610 259
Administrative & Support & Waste Mgmt.     6,780 2,877 42.4% 1,580 670
Arts, Entertainment, & Recreation       840 363 43.2% 120 52
Construction     4,960 1,791 36.1% 830 300
Educational Services, Public & Private    15,010 4,733 31.5% 1,020 322
Finance & Insurance     3,600 860 23.9% 100 24
Health Care & Social Assistance    22,930 11,214 48.9% 4,330 2,118
Information     1,300 485 37.3% 90 34
Manufacturing    21,780 6,582 30.2% -330 -100
Mgmt. of Companies & Enterprises       660 125 18.9% 50 9
Natural Resources & Mining       390 56 14.4% -110 -16
Other Services     3,740 660 17.6% 340 60
Professional, Scientific, & Tech. Services     2,540 1,094 43.1% 180 78
Government/Public Administration    11,030 2,253 20.4% 940 192
Real Estate & Rental & Leasing       860 436 50.7% 120 61
Retail Trade    15,620 5,546 35.5% 1,120 398
Transportation, Warehousing, & Utilities     4,500 1,050 23.3% 480 112
Wholesale Trade     5,250 2,726 51.9% 760 395


WIA #11 includes Benton, Carrol, Chester, Decatur, Hardeman, Hardin, Haywood, Henderson, Henry, McNairy, Madison, 
and Weakley counties. *2011 employment data for Jackson is used as a proxy for 2012 data due to its unavailability.


Educational Attainment (25+ Years of Age) 
City of Jackson, Madison County, State 
of Tennessee (2008-2012 Avg.)                       


City of 
Jackson


Madison 
County


State of TN


<9th Grade 4.7% 4.8% 6.3%
9th - 12th Grade, No Diploma 10.0% 9.6% 9.9%
High School Graduate 31.7% 33.8% 33.0%
Some College, No Degree 21.0% 21.9% 21.2%
Associate's Degree 6.0% 6.1% 6.2%
Bachelor's Degree 16.4% 15.2% 15.2%
Graduate or Professional Degree 10.1% 8.6% 8.3%


 Source: 2008-2012 American Community Survey; Houseal Lavigne Associates
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Key Industries 
& Employers
Healthcare is the City’s largest industry, 
accounting for nearly one in four jobs. Based 
on 2011 employment information, the 
City’s five largest industries are: Health-
care (11,214 jobs – 24%), Manufacturing 
(6,582 jobs - 14.1%), Retail Trade (5,546 
jobs – 11.9%), Educational Services 
(4,733 jobs – 10.1%), and Accommoda-
tion & Food Services (3,946 jobs – 8.4%). 


Madison County’s major employers 
reflect this breakdown, representing a 
mixture of local, regional, and national 
businesses and organizations in the 
healthcare, education, and manufacturing 
fields. According to 2014 data provided 
by the Jackson Chamber of Commerce, 
the City’s five largest employers are: 
West Tennessee Healthcare (5,368 jobs), 
Jackson-Madison County School System 
(2,019 jobs), Delta Faucet Company (880 
jobs), Union University (835 jobs), and 
Kellogg (735 jobs). 


Based on the data obtained from the 
State of Tennessee’s Department of 
Labor and Workforce Development, the 
top five projected growth industries for 
Jackson between 2012 and 2020 include: 
Healthcare  (+2,118 jobs); Administrative 
& Support & Waste Management (+670 
jobs); Retail Trade (+398 jobs); Whole-
sale Trade (+395 jobs); and Educational 
Services (+322 jobs). 


Major Employers
Madison County (2014)


Major Employers (Any Industry)
Name Employees


West Tennessee Healthcare 5,368
Jackson-Madison County School System 2,019
Delta Faucet Company 880
Union University 835
The Kellogg Company 735
City of Jackson 725
Regional Hospital of Jackson 718
Pinnacle Foods Group 590
Stanley Black and Decker 533
Madison County 514


Due to limited data, this chart only includes 
members of the Madison County Chamber.


Major Employers (Manufacturing & Distribution)
Name Employees


Delta Faucet Company 880
The Kellog Company 735
Pinnacle Foods Group, Inc. 590
Stanley Black and Decker 570
TBDN Tennessee Company 386
Gerdau 365
ARJ Manufacturing 334
Aldelano Packaging Corporation 275
Perseus Distribution 264
UGN, Inc. 255


Source: Jackson Chamber; Houseal Lavigne Associates
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Jobs Ratio
Jackson is a regional job hub and the City 
maintains a very healthy employment ratio 
of jobs to residents. Jackson contains 69 
jobs for every 100 residents (based on 
2013 employment levels) which is lower 
than Knoxville, but notably higher than 
Nashville, Memphis, Murfreesboro, and 
Clarksville. 


Labor Shed
Approximately 31,000 people travel into 
Jackson for work on a daily basis. Only 
about a one-quarter of those who work 
in Jackson also live in Jackson (27.9%). 
Additionally, roughly 8,400 Jackson 
residents commute daily from the City to 
work elsewhere. 


Market Implications
Jackson’s status as a regional job hub with 
a healthy ratio of jobs to residents posi-
tions it well for further economic expan-
sion. The possibility of 4,400 new jobs 
could bring about additional demand for 
housing, retail, commercial, and industrial 
office space, as well as help in lowering an 
unemployment rate that is higher than 
both the County and State. The fact that 
Jackson’s main industries are health and 
education are a key advantage relative to 
other cities because these industries are 
among the fastest growing nationally and 
often provide high-paying jobs. 


However, the City should continue to 
diversify its economy to prevent over-
reliance on any singular industry and to 
mitigate any potential losses in manu-
facturing. Currently, one in seven jobs in 
Jackson are in manufacturing. The State 
of Tennessee estimates that LWIA #11 
will lose 330 manufacturing jobs between 
2012 and 2020, translating into an esti-
mated 100 lost jobs in Jackson. While the 
US has started to see a slight resurgence 
in domestic manufacturing due to lower 
labor and energy costs, the City should 
continue to expand its economic base to 
buffer against any potential losses. 


The majority (67%) of the City’s jobs are 
filled by non-residents, most of whom live 
relatively close to the City (roughly 70% 
of all workers live less than 24 miles from 
Jackson). The Plan should identify oppor-
tunities to try and convert some of these 
commuters into Jackson residents. 


Additionally, half of all Jackson residents 
over the age of 25 have attended college, 
but only one in four residents have 
graduated. Based on a recent study by the 
Pew Research Center, the annual wage 
differential between a four-year college 
graduate and a person who has attended 
college but not graduated is $15,500. 
Moving forward, it will be important for 
the City to work with local educational 
institutions and workforce development 
partners to increase the graduation rate 
and provide increased offerings targeted 
to the local populace. 
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HOUSING
Type & Tenure
The average housing unit in Jackson is an 
owner-occupied, single family detached home 
with three bedrooms. Of the City’s 29,111 
units, 68.5% are single family detached, 
20.7% multi-family, 6.7% duplex, 2.2% 
mobile home, and 1.9% single family 
attached. Pairing data from both housing 
type and housing tenure, the rental 
market appears to include a fair number 
of single family detached homes as well as 
apartments. 


Housing Tenure
Jackson’s vacancy rate is one of the highest 
among peer Tennessee cities. The City con-
tains 29,211 units, roughly half (49.1%) of 
which are owner occupied, 34.2% renter 
occupied, and 16.7% vacant. Vacancy rates 
in Knoxville and Murfreesboro are 8.3%, 
Nashville 10.1%, Clarksville 11.7%, Chat-
tanooga 13.0%, and Memphis 17.0%. 


Age
The City’s housing stock contains a mixture of 
newer and older homes. Roughly half of the 
City’s housing stock was constructed after 
1980 (45.8%), and the two decades that 
saw the greatest amount of new home 
construction were the 1970s (4,923 units) 
and the 1990s (4,817 units). 


Housing Age (2008-2012 Avg.)
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Value
The City’s home values are projected to 
increase; however, they remain more afford-
able than both the County and other peer 
Tennessee cities. Between 2013 and 2018, 
Jackson’s home values are projected to 
increase by 32.2% to $157,094, passing 
Memphis ($144,005) but remaining lower 
than several peer cities. 


By 2018, the number of owner-occupied 
housing units in the City valued over 
$150,000 will grow by roughly 2,700 
units. This is likely due to both an increase 
in home values as well as the construction 
of higher-end homes. 


New Construction
New residential construction is trending 
upward, but remains lower than pre-re-
cession levels. 2012 saw a notable uptick 
in both number of permits issued (210 
permits - the highest level since 2008) 
and the number of new units proposed 
(474 units - the highest level since 2006). 
However, both are lower than the peak 
numbers experienced in 2003 (468 per-
mits and 591 total units). 


Market Implications
Overall, the City maintains a balanced 
mixture of owner occupied and rental 
units, with many rental units targeted 
at college students. The combination of 
affordable yet stable housing prices and 
a low cost of living creates conditions to 
attract additional residents; however, the 
City continues to be challenged by high 
vacancy rates (16.7%). The Civic Master 
Plan addresses ways to reduce vacancy, 
combat blight, and counter neighborhood 
disinvestment, as well as target areas for 
infill or new home construction.


The population of Jackson is also aging 
and national trends suggest college 
enrollment levels will continue to rise. 
This may drive an increase in demand for 
more walkable and compact living that 
fits the needs of students and seniors, 
such as senior housing, apartments, and 
townhomes. A “universal design” policy 
may also be appropriate based on such 
demographic changes. 
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RETAIL MARKET
This section focuses on identifying 
opportunities for growth within the City 
of Jackson’s retail market, which includes 
restaurants, bars, clothing stores, home 
repair stores, car dealerships, gas stations, 
and more. In addition to increasing quality 
of life and providing for daily needs, retail 
areas also provide critical sources of tax reve-
nue for the City. In 2013, the City collected 
more than $46 million in sales tax revenue. 


Key Retail Areas
In 2013, Jackson contained 853 retail stores, 
restaurants, and bars, employing 9,572 
workers. The City’s two most important 
commercial areas are the Downtown 
(employing tens of thousands) and the 
intersection of US Route 45 and I-40 on the 
City’s northwest side (the location of several 
million square feet of retail space). Jackson is 
truly a retail hub for west Tennessee with the 
closest major shopping center or mall outside 
of Jackson more than 60 miles away.


Retail Gap Analysis
Retail market potential has been assessed 
for the City’s two most important retail and 
commercial areas: (1) the area within a 10 
minute drive of the Downtown, representing 
a “downtown” market, and (2) the area within 
a 20 minute drive of the intersection of I-40 
and US Route 45, which acts as a “regional” 
market. Evaluating the City of Jackson’s retail 
potential through drivetimes, as opposed 
to municipal boundaries or raw mileage, 
better emulates consumer behavior and best 
captures each area’s true market position in a 
region of travelers, residents, and commuters. 
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Downtown Market (10 Minute 
Drivetime of Downtown)
After analyzing existing supply and 
demand within the Downtown and I-40 
market areas, it is estimated that there is 
currently an oversupply of retail goods 
and services totaling approximately 
$791.2 million. 


 • DEMAND: The market area had 
17,293 households in 2013. These 
households spent an estimated $327.9 
million on retail goods and services, 
equating to $18,960 per household.


 • SUPPLy: Stores located within the 
market area supplied $1.12 billion 
in goods and services in 2013. This 
equates to a retail supply of $64,716 
per household. 


 • SUPPLy - DEMAND = SURPLUS: 
This means that on an annual basis, 
the market is experiencing a surplus 
of roughly $800 million. 


All individual retail categories were also 
oversupplied in 2013. 


Regional Market (20 Minute 
Drive of I-40 & US Route 45)
After comparing supply and demand 
within a 20 minute drive time of I-40 & 
US Route 45, it is estimated that there is 
currently an oversupply of retail offerings 
totaling $620.6 million.


 • DEMAND: The market area had 
40,283 households in 2013. These 
households spent an estimated $931.0 
million on retail goods and services, 
equating to $23,112 per household.


 • SUPPLy: Stores located within the 
market area supplied $1.6 billion 
in goods and services in 2013. This 
equates to a retail supply of $38,519 
per household. 


 • SUPPLy - DEMAND = SURPLUS: 
This means that on an annual basis, 
the market is experiencing a surplus 
of roughly $620 million.


All individual retail categories were satu-
rated in 2013, except for:


 • Furniture Stores ($1.6 million)
 • Non-store Retailers ($23.7 million)
 • Drinking Places – Alcoholic 
Beverages ($3.2 million)


As with the Downtown Market category, 
it is not surprising that the Regional 
Market gives the appearance of being 
oversupplied. Situated between Memphis 
and Nashville, Jackson is the only retail 
option for more than 60 miles and is 
easily accessible by a variety of national, 
state, and county roadways. The surplus 
is mostly reflective of the fact Jackson is 
a regional shopping hub for residents, 
commuters, and travelers alike. 


MADISON


HENDERSON


CARROLLGIBSON


CROCKETT


HAYWOOD


22


43


20


45


45


79


70


70


412


40


40


10 MINUTE


20 MINUTE


City of Jackson Boundary
10 Minute Drive Time
20 Minute Drive Time


Drive Times







ONE JACKSON CIVIC MASTER PLAN26


August 2015 / Prepared by Houseal Lavigne Associates


Market Implications
The retail markets within a 10 minute drive 
of the Downtown and a 20 minute drive of 
I-40 and US Route 45 are currently oversup-
plied by $791.2 million and $620.6 million, 
respectively. However, it is not unexpected 
that the Jackson market appears oversat-
urated, as it includes large concentrations 
of retail, sits along an interstate, and is the 
only shopping location for more than sixty 
miles. The Jackson market attracts a variety 
of consumers from outside the area, such 
as truckers, commuting workers, or those 
driving between Memphis and Nashville. 
Accordingly, the market’s current oversupply 
does not preclude the potential to attract 
new uses and development, targeted both at 
travelers between Memphis and Nashville as 
well as residents and college students. 


The Downtown is suitable for further growth 
in the areas of niche retail and dining capi-
talizing off the Downtown’s significant office 
presence, institutions, and entertainment 
options. Jackson is the County seat, and the 
Downtown is home to 23,000 employees as 
well as a federal courthouse. According to a 
2011 study by the International Council of 
Shopping Centers, the average office worker 
spends $129.18 per week on retail goods 
and services near their place of work. This 
translates into significant retail potential for 
the Downtown area. 


 I-40 and US Route 45 corridors are suitable 
for enhanced big-box and anchor tenant 
expansion, as well as amenities targeted at 
travelers from more rural areas, tourists, truck 
drivers, and college students at the nearby 
Union University. Both highways receive daily 
vehicle traffic of roughly 50,000 vehicles.
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OFFICE MARKET
The City of Jackson is located roughly 
halfway between Memphis and Nashville. 
As of the writing of this draft, detailed data 
on Jackson’s office market was unavailable. 
Therefore, to best assess the potential for 
office space within Jackson and the broader 
region, the markets of Nashville and Mem-
phis have been used as a proxy. Evaluation of 
these two markets can help identify positive 
regional trends that Jackson can capitalize on, 
as well as weaknesses in those two markets 
that Jackson can benefit from. 


Both Memphis and Nashville are experi-
encing positive market trends, with overall 
declines in vacancy, increases in rents, and 
positive net absorption. In many cases, these 
markets are experiencing confidence levels 
not seen in many years. It is likely that this 
market momentum is and will be experi-
enced in Jackson, as employment rates con-
tinue to decline and Tennessee increases its 
competitive position throughout the South.


.


One growth opportunity for Jackson is to 
begin aggressively marketing its available 
Class A market space. Both Memphis 
and Nashville are experiencing constricted 
Class A markets, and Jackson may stand to 
gain from a lack of quality office space in 
these two markets. Conveniently located 
between Nashville and Memphis, 76% of 
major U.S. markets are within an eight 
hour drive of Jackson and the city has both 
a low cost of living and ample space. The 
future development of high quality office 
space may allow Jackson to harness positive 
regional trends in the commercial market, 
as well as capitalize on constrictions in the 
Memphis and Nashville markets. 
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In preparing the One Jackson Civic Master Plan, community engagement 
and public input initiatives were established early to ensure that the issues 


and aspirations most important to residents and stakeholders were reflected 
in the Plan’s vision, goals, objectives, and recommendations. 


COMMUNITY 
OUTREACH


Community outreach served the cornerstone of the 
Civic Master Plan process. Public engagement activ-
ities included several traditional, in-person events, as 
well as interactive, online participation options. This 
chapter summarizes the results of the robust com-
munity outreach and engagement process that was 
undertaken throughout the entire planning process. 
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TRADITIONAL 
OUTREACH
The City hosted several events that 
allowed people to participate in face-
to-face conversations about issues and 
challenges facing Jackson. These events 
included a Project Initiation Workshop 
with the CMPAC, Community Work-
shop, Business Workshop, Leadership 
Jackson Workshop, and several stake-
holder interviews.


One Jackson Civic 
Master Plan Advisory 
Committee Workshop
On Monday, October 7, 2013, a workshop 
was held at City Hall with the One 
Jackson Civic Master Plan Advisory 
Committee (CMPAC). The workshop 
set the foundation for the planning 
program and reviewed and discussed the 
overall direction and policy issues facing 
the Jackson community. The workshop 
concluded with a questionnaire exercise to 
solicit the views of the CMPAC regarding 
their concerns and aspirations for the City 
of Jackson. 


Community Workshop
On Thursday, November 14, 2013, several 
dozen community members gathered at 
City Hall to discuss their hopes, thoughts, 
and concerns about Jackson. As part of 
the planning process for the One Jackson 
Civic Master Plan, residents and com-
munity members had the first of many 
opportunities to contribute to the Plan. 


Business Workshop
As an integral part of the planning 
process for the One Jackson Civic Master 
Plan, members of the Jackson business 
community convened at the Jackson 
Chamber of Commerce on the morn-
ing of November 15, 2013. Business 
operators and owners had the opportunity 
to express their hopes, thoughts, and 
concerns regarding the business climate 
of Jackson. 


Leadership Jackson 
Workshop
Alumni from the Leadership Jackson 
program attended a workshop at City 
Hall to discuss their concerns and visions 
for the City of Jackson. More than 60 
former members of the prestigious pro-
gram attended the workshop on Monday 
February 10, 2014. Understanding the 
important role that Leadership Jackson 
plays in the community, it was felt that 
their input was important to planning for 
the future of the City. 


Stakeholder 
Interviews
A series of stakeholder interviews were 
held with people who have unique or 
specific insights regarding the Jackson 
community. Participants included elected 
officials, City staff, members of the 
business community, developers, local 
institutions, and other municipal districts.


PRIORITY ISSUES 
& CONCERNS
During each community event, partici-
pants were asked to list the most import-
ant issues and concerns facing the City 
of Jackson. Several priority themes and 
issues emerged from the community out-
reach process including those presented in 
this section. 


Downtown
Downtown Jackson has experienced 
some reinvestment and redevelopment 
recently but still has a long way to go. The 
Downtown Development Corporation is 
very active in pursuing new development 
and attracting businesses. Jackson Walk, 
the Lift and other projects are a catalyst 
for additional investment. The University 
of Memphis Lambuth campus proximate 
to the Downtown is experiencing rein-
vestment and can be a tremendous asset 
to the area. It was reported that several 
years ago, the City purchased property 
from the school to help them financially. 
As the situation improves the goal is to 
bring those properties back to school use, 
further stabilizing the Downtown. Plans 
for linking the Downtown, the University, 
and other activity generators are being 
considered. 


Geographic Silos
Many residents noted that the City is 
separated into geographic silos. Inter-
state 70 and the Interstate 45 Bypass 
essentially split Jackson into quadrants. 
Residents cited the need to continue to 
revitalize Downtown as a central, unifying 
geographic location, and the need to con-
struct greenway/trails network to bridge 
the City’s neighborhoods. The community 
outreach component of the planning pro-
cess will be used to address the gaps and 
formulate additional strategies to create a 
unified city.
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Strong Business 
Community
During the community outreach pro-
cess, businesses cited strong Chamber 
of Commerce support as an asset. As 
Downtown continues to develop and 
reclaim its identity as the City’s central 
business district, increased collaboration 
between businesses and the Chamber of 
Commerce can assist with the promotion 
of downtown businesses and “shop local” 
campaigns. 


Combatting Blight
Residents noted that the City of Jackson 
has taken proactive steps to combat 
blight. The City’s Community Activity 
Reporting System is an effective tool 
for reporting code violations such as 
abandoned cars, outdoor storage, over-
grown vegetation, and unsafe buildings. 
Residents can report blight-related 
neighborhood conditions by calling the 
Neighborhood Services Coordinator or 
filling out an online form. The Plan will 
assess additional programs for proactive 
neighborhood blight prevention and 
property maintenance. 


Economic 
Development and 
Job Growth
It was noted initiatives are needed to 
strengthen the local job base in Jackson. 
Community stakeholders cited a need to 
attract new businesses to not only grow 
employment, but to stimulate regional 
economic development. Suggested actions 
included improving workforce devel-
opment and training programs to help 
attract new industry, creating incentive 
programs for redevelopment, and provid-
ing accessible transportation. 


Crime
Crime and gang violence were identified 
as growing concerns among Jackson 
residents. It was noted that outside 
perception of Jackson is negative despite 
many positive amenities. Whether real 
or perceived, perception of crime can 
hinder new residents and discourage new 
development in the community. Related 
comments indicated a desire for hiring 
more police to patrol crime prone areas 
of the City and launching a marketing 
campaign to combat the perception of 
crime in Jackson. 


Transportation
Numerous public comments indicated 
that roadway capacity is a growing con-
cern in the community. Residents cited a 
need to find solutions to relieve traffic but 
also accommodate other modes of trans-
portation, such as walking and biking. 
Comments also indicated that a lack of 
sidewalks, bike trails, and general pedes-
trian infrastructure does not provide suffi-
cient service for residents trying to access 
many areas of the City. Public comments 
cited a need for capacity improvements 
to Jackson’s major roadways and a desire 
to implement “complete streets” enhance-
ments to encourage a broad variety of 
transportation options. 


Quality of Schools
The perceived quality of education 
provided by the Jackson-Madison County 
School System was noted as a weakness 
in preparing Jackson’s youth for future 
career options. While some of the issue 
may be related to misconceptions, com-
munity members believed school district 
performance must be improved to ensure 
the long term health of the Jackson 
community. 


Blight, Vacancies 
& Maintenance
Poorly maintained housing, vacant and 
abandoned homes and commercial areas, and 
vacant lots were all identified as issues facing 
the Jackson community. It was noted that the 
large extent of vacant or abandoned homes 
in some portions of the City is having a neg-
ative impact on sense of community as well 
as City resources and infrastructure. Jackson 
community members identified a need for 
the use of programs such as home ownership 
incentives and property maintenance assis-
tance to encourage investment in blighted 
neighborhoods. It was also suggested that 
vacant lots, especially City owned lots be 
developed into community amenities.


Governance
Throughout the community outreach pro-
cess, several residents and businesses owners 
voiced the need to evaluate the costs and 
benefits of creating a consolidated or unified 
metro government. The City’s current role 
as the Regional Municipal Planning Com-
mission and the already consolidated Jack-
son-Madison School System exemplify the 
overlapping services between the City and 
County. Residents highlight the potential to 
increase service delivery and efficiency and 
other economic development benefits, but 
also noted that competing interests between 
the urban core and unincorporated County 
land may be an obstacle to adoption.


Parks & Recreation
Residents cited a need for additional trails 
and greenways for recreation and as a safe, 
non-motorized alternative to access areas 
throughout the City. Examples of potential 
routes identified by stakeholders include 
utility rights-of-way that cut through 
the City and provide opportunities for 
uninterrupted cross-town greenways that 
help could link and better utilize the City’s 
existing parks and recreational facilities. 
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INTERNET-
BASED 
OUTREACH
In addition to traditional outreach events, 
residents, businesses, and City stakehold-
ers had an opportunity to participate in 
the outreach process through web-based 
outreach tools. These included a project 
website, online questionnaires, and an 
interactive mapping tool that allowed 
residents to create their own map of issues 
and aspirations for the city.


Project Website
To assist in community outreach and 
overall communication of the planning 
process, a project website was cre-
ated and linked to the City of Jackson 
website. The project website provided 
visitors with information on how to stay 
involved, announcements regarding future 
meetings, and posted copies of interim 
planning documents for public review 
and comment. It also included tools for 
members of the Jackson community to 
provide input via online questionnaires 
and community issues mapping.


Online Questionnaires
In addition to attending and participating 
at in-person outreach events, Jackson 
residents and businesses persons had the 
option to fill out an online resident and/or 
business questionnaire. 


Resident Questionnaire
A total of 368 Jackson residents filled 
out the online Resident Questionnaire. 
Respondents ranged from ages 18 to over 
75 years old, with the largest respondent 
group falling within the age range of 
25-44. The large majority of those who 
responded to the web-based applications 
have been Jackson residents from six to 
thirty years or more. 75% of respondents 
also indicated that they work in Jackson. 


Residents indicated that the advantages 
of living in Jackson included low housing 
costs, location, and the strong religious 
and community institutions within 
the City. Also high on the list was the 
friendliness of community residents. 
However, the City’s educational programs, 
particularly those offered for middle and 
high school students, were not viewed as 
favorably. Respondents rated the City’s 
sidewalks and youth services among the 
lowest community facilities offered within 
Jackson, while infrastructure, utility, and 
health services received high ratings.


Residents indicated they would like to see 
more single-family homes, town homes, 
retail shops, and entertainment venues, 
and fewer gas stations and apartments. 
There was overwhelming support for 
bringing additional retail to South High-
land Avenue and Downtown Jackson. 
Specific retail requested by residents 
include more grocery stores (affordable 
and high-end), as well as locally-owned 
restaurants and places for entertainment, 
such as a bowling alley or movie theater.


Jackson’s residents were cited as the City’s 
primary strength. Respondents ranked the 
top three priorities facing the City as the 
schools, public safety, and the Downtown. 
Several residents commented that the 
perception and level of crime, and quality 
of the public school system were signifi-
cant and could be factors deterring future 
residents from locating to Jackson, and 
that these factors are potentially influenc-
ing residents to move to other municipal-
ities. All factors considered, the majority 
of respondents (66%) are satisfied with 
the overall quality of life in Jackson and 
believe that the City will stay the same or 
be a better place in the future. 
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Business Questionnaire
Business owners also had the chance to 
complete an online questionnaire with 
nearly 120 business owners completing 
questionnaires during the outreach process.


Half of the respondents consisted of 
small businesses, having between one and 
ten employees, and more than a dozen 
represented businesses with more than 
50 employees. A large majority of the 
respondents (77%) have been in business 
for over ten years. 82% of business owners 
that responded were also residents.


The factors most cited as an advantage to 
Jackson businesses included the avail-
ability of parking, current buildings, and 
the character of the community or local 
business district. However, business own-
ers felt that traffic, local regulations, and 
the quality of the local workforce were 
community weaknesses.


Although many business owners enjoy 
being a part of the Jackson business 
community, a majority would like to 
see more support for local and small 
businesses. However, in the past ten years, 
the business community said things have 
improved. Overall, business owners would 
like better visibility for City contracts and 
bids, a more streamlined permitting pro-
cess, and the development of a better-ed-
ucated and more skill-ready workforce. 


sMap
An additional tool available for the 
Jackson community included sMap, an 
interactive mapping program. Residents 
and stakeholders used the system to 
pinpoint areas of concern, undesirable 
uses, community assets, poor appearance, 
development priority sites, and more. 
Throughout the outreach process, mem-
bers of the community created maps with 
48 unique points of interest or concern. 


The maps pinpointed City parks as 
community assets, and noted that the 
Old Hickory Mall site is in need of 
improvement. The Ball Field at Jackson 
was identified by several users as a great 
asset, but needs public transit in order 
to provide better access to games and 
events. The Downtown was cited as an 
asset, but requires strong marketing and 
development in order to grow, as well as 
better traffic management where Chester 
Streets splits from two ways to one 
way streets. Hollywood Drive, between 
Carolane Drive and Maplewood Drive, 
was identified as a great street for its ease 
of traffic flow and inclusion of bike lanes 
and sidewalks, while Highland Drive was 
identified for lacking complete streets 
infrastructure.
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The Vision, Goals, and Objectives incorporate the main ideas and recur-
ring themes discussed throughout community outreach process in sup-


port of the One Jackson Civic Master Plan, including key person and stake-
holder interviews, meetings with the CMPAC, community workshops, and 
online questionnaires. 


VISION, GOALS 
& OBJECTIVES


The Vision Statement is written as a “retrospective” in 
the year 2035 that identifies how the community has 
changed for the better. It describes Jackson as it exists 
20 years in the future following the adoption and sub-
sequent implementation of the Comprehensive Plan. 
The Vision Statement is accompanied by the Goals 
and Objectives which provide more specific direction 
as to how the City can achieve its desired outcomes 
and form the framework for planning recommenda-
tions, policies, future projects, and actions.
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VISION
In the year 2035…
The City of Jackson is the hub of West 
Tennessee. The City’s location between 
Nashville and Memphis and easy access 
from I-40 has resulted in Jackson becom-
ing a center of commerce and industry. 
The City’s residents and businesses have a 
strong sense of local pride for their home 
town, which boasts a rich history, bustling 
retail and business centers, and excellent 
public facilities and services. 


Jackson’s well-maintained residential 
neighborhoods represent a range of housing 
opportunities for families of all sizes and 
income levels. New houses and residential 
developments sit on formerly vacant sites, 
creating complete and robust residential 
neighborhoods. The City’s mix of housing 
options draw families and working pro-
fessionals. New, high-quality construction 
creates demand in older residential neigh-
borhoods of the City, such as LANA and 
East Jackson. Regular code enforcement 
by the City’s Neighborhood Services 
Division ensures residential neighbor-
hoods remain stable.


The Jackson business community is thriving 
with attractive, well-planned, and accessi-
ble commercial districts. Small businesses 
provide unique and everyday service needs 
for neighborhoods throughout the City, 
while large, regional retail establishments 
flourish along Vann Drive. Jackson Plaza 
and Old Hickory Mall have been revital-
ized, while placemaking strategies have 
brought new life in and around neighbor-
hood commercial centers.


Downtown Jackson is not only the center of 
civic activity, but also a bustling mixed use 
district. Since the development of Jackson 
Walk there has been renewed investment 
in Downtown. The area is transforming 
into a lively mixed-use district. Restau-
rants and retail shops line the streets, 
while the upper floors of historical and 
new buildings are occupied by offices and 
residential units. During the day, office 
workers frequent the shops and cafes, 
while the streets remain bustling during 
the evening hours with the City’s lively 
nightlife and cultural attractions.


Industrial businesses in the City provide 
quality, well-paying jobs. The City has 
worked closely with the Jackson Chamber 
of Commerce and other organizations 
to recruit and retain commercial and 
industrial businesses. In partnership with 
the school district and local educational 
providers, many businesses are working 
with local schools to prepare students 
with the skills required for employment 
after graduation. 


Jackson has a dynamic transportation sys-
tem that provides safe and efficient options 
for all users. In the past 20 years, the City 
has implemented many of the recommen-
dations of the Jackson Area MPO 2040 
Long Range Transportation Plan. The US 
45 Bypass extension provides an alter-
native north-south connection to South 
Jackson, while roadway widening projects 
and a new roundabout at Highland and 
Deadrick Street have increased traffic flow 
and improved safety. Multi-use trails and 
on-street bicycle facilities allow cyclists to 
safely traverse City streets, while a pedes-
trian infill program has helped complete 
miles of sidewalk throughout Jackson. 
Meanwhile, the Jackson Transit Authority 
provides public transportation for resi-
dents, workers, and visitors with reliable 
and frequent headways and service area 
coverage.
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Jackson is one of the State’s most educated 
regions with its quality public, private, 
and higher education institutions. The 
Jackson-Madison School System has 
upgraded its facilities and increased the 
academic performance of its students. 
Local universities are invested in their 
neighborhoods, contributing community 
services and partnering with grade schools 
to provide educational outreach oppor-
tunities. Mentorship and adult education 
programs have become a crucial education 
service that prepares a skilled workforce 
for local businesses and industries.


Jackson is a safe place to live and work 
with effective and dedicated police and fire 
protection services. The Jackson Police 
Department has continued to enhance 
public safety throughout the community. 
Increased police presence throughout the 
City have contributed to a drop in crime 
and safer neighborhoods. The Jackson 
Fire Department continues to have quick 
response times and provides excellent first 
responder care. Meanwhile, the Jackson 
Madison County General Hospital and 
Regional Hospital of Jackson continue 
to anchor medical districts that provide 
state-of-the art healthcare to residents 
from Jackson and throughout the region.


Jackson residents have access to many 
parks, recreational facilities, and natu-
ral areas. With direction from a Parks 
and Recreation Master Plan, the City 
is strategically creating new recreation 
opportunities throughout the City. More 
and more residential neighborhoods are 
within walking distance to a park, and 
a diverse range of programs provides 
activities for all ages and abilities. New 
greenways along creeks, the Forked Deer 
River, and natural areas provide off-street, 
multi-use trails while serving a critical 
role in stormwater management and pro-
viding needed habitat for local wildlife. 


The City maintains an abundance of 
accessible and well-maintained historical 
sites. Civil War buffs visit famous battle 
sites around the City, while railroad 
enthusiasts learn about the history of rail 
at the N.C. & St.L. Rail Depot and the 
fate of a speeding railroad engine at Casey 
Jones Village. The City has worked with 
local economic development and cultural 
organizations to provide several self-
guided tours that lead visitors through 
the City, with informational brochures 
and placards that trace the City from its 
founding through the Civil War, Civil 
Rights movement, and more.


Jackson draws visitors for its wealth of 
arts and cultural offerings. Residents and 
visitors have access to a variety of cultural 
amenities and arts and entertainment 
options. The Ned continues to host 
world-class performance arts and exhibits, 
while the Oman Arena draws national 
headliners. Rock‘n’Roll music fans flock 
to Jackson to celebrate the Rock-A-Billy 
Hall of Fame and the Jackson Generals 
draw baseball fans from all parts of West 
Tennessee, who come for a great AA 
baseball game. 


Jackson is a unified city with a strong 
identity and sense of local pride. With all 
its amenities, history, cultural events, and 
attractions, the City of Jackson exudes a 
vibrant and diverse feel enjoyed by all who 
live, work, and visit. Regardless of where 
residents and business are located, all are 
invested in the future growth and devel-
opment of Jackson and harbor a sense of 
pride for their city. Jackson is a city where 
people from all walks of life come to meet, 
imagine, help, build, and prosper. From 
northern parts of the city, through mid-
town and down to South Jackson, Jackson 
is a unified city. It is One Jackson.
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GOALS & 
OBJECTIVES 
The One Jackson Civic Master Plan 
serves as a roadmap for future planning 
and development within the City for 
the next 15 to 20 years. The Plan’s goals 
and objectives outline how the City can 
achieve its desired outcomes and form 
the basis for planning recommendations, 
policies, future projects, and actions. 


Together, the goals, objectives, and recom-
mendations serve as the “ends, ways, and 
means” of the Civic Master Plan. The goals 
establish the “ends,” or the broad, desired 
outcomes. The objectives provide the “ways,” 
which are more precise and measurable 
guidelines for planning action aimed at 
achieving a desired goal. Finally, the rec-
ommendations within the Plan provide the 
“means,” identifying specific techniques and 
resources to carry out the objectives.


The goals and objectives are presented 
based on the following categories:


 • Residential Neighborhoods & 
Housing


 • Commerical Areas
 • Economic Development
 • Community Facilities & Services
 • Downtown Jackson
 • Parks & Open Space
 • Transportation & Mobility
 • Infrastructure & Growth
 • Community History & Identity


Residential 
Neighborhoods 
& Housing
Foster diverse residential neighbor-
hoods that support the local population 
and accommodate future growth while 
improving the overall quality, image, and 
identity of Jackson.


 • Encourage a range of quality housing 
types to attract and retain residents in 
the City.


 • Prioritize residential infill 
development projects to leverage 
existing infrastructure and spur 
reinvestment in Jackson’s established 
neighborhoods.


 • Combat blight and restore vacant 
structures through targeted 
demolition and rehabilitation 
programs.


 • Preserve existing and future 
residential neighborhoods through 
active code enforcement and 
preventative maintenance programs. 


 • Promote the development of 
community gardens and pocket parks 
on vacant residential parcels.


 • Improve transportation infrastructure 
throughout all residential areas 
including streets and sidewalks to 
provide safe pedestrian access and 
mobility.


 • Encourage senior citizen housing 
options through high-quality new 
development or redevelopment.


 • Support the Jackson Community 
Redevelopment Agency in its efforts 
to revitalize residential neighborhoods 
such as the Lambuth area, which 
presents development opportunities 
through vacant parcels and takes 
advantage of neighborhood anchors 
like the University of Memphis. 


 • Work with the Jackson Housing 
Authority to create future 
neighborhoods and housing 
developments that are attractive, well-
maintained, and connected to the 
surrounding community.


 • Establish a rental property registry 
to increase property owner 
accountability.


 • Work with property owners to 
maintain and improve the quality 
of designated historic homes and 
structures.
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Commercial Areas 
Support commercial and industrial 
growth and development that provides a 
range of retail and service options. 


 • Promote the redevelopment and 
repositioning of older commercial 
areas such as Old Hickory Mall, 
Jackson Plaza, and Hamilton 
Hills Shopping Center through 
streetscaping and placemaking 
strategies to encourage new 
investment.


 • Encourage high-quality design and 
construction for new commercial 
developments through the use of 
design guidelines, with an emphasis 
on site design, building orientation, 
architectural style, building materials, 
and site improvements.


 • Utilize urban design, streetscaping, 
and parking management techniques 
to foster a “sense of place” within new 
commercial development.


 • Buffer and screen commercial and 
industrial areas to ensure they 
do not encroach on residential 
neighborhoods. 


 • Consider tools and techniques such 
as a “White Elephant Ordinance,” 
to combat commercial blight and 
effectively address vacated commercial 
properties.


 • Consider strategies and incentives 
to attract grocery stores and other 
fresh food providers to underserved 
neighborhoods and increase healthy 
food options for the community.


Economic 
Development
Diversify and grow the Jackson economy 
to support and stimulate businesses that 
broaden the tax base and provide stable, 
quality employment opportunities. 


 • Work with the Jackson Chamber 
of Commerce and other economic 
development and community 
organizations to promote the City of 
Jackson through strategic marketing 
and partnership efforts.


 • Consider additional incentives such as 
sales tax rebates, CBID, and business 
district funds in addition to TIFs 
to attract and initiate commercial 
development and redevelopment in 
targeted areas of the City.


 • Facilitate collaboration with local 
schools and universities to provide 
adult education programs that result 
in a highly-skilled labor force that 
meets the needs of area employers. 


 • Leverage the City’s location and 
development opportunities to recruit 
businesses that provide stable, high-
quality jobs.


 • Encourage the development of 
business accelerators and incubators, 
such as the StartUp Entrepreneur 
Development Center of Southwest 
Tennessee, to support the 
development and launch of early stage 
businesses throughout Jackson and 
West Tennessee. 


 • Support the McKellar-Sipes Regional 
Airport as a community asset for 
regional passenger and cargo air 
travel.


 • Capitalize on the Ball Park at 
Jackson and the Jackson Generals 
as a community asset to draw local 
and regional visitors and develop the 
surrounding area. 


 • Leverage Jackson Madison County 
General Hospital and the Regional 
Hospital of Jackson as neighborhood 
anchors and hubs for additional 
medical facilities and businesses. 
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Community Facilities 
& Services
Ensure all residents and businesses have 
accessible and efficient community facili-
ties that provide high-quality services that 
meet the needs of the community.


 • Foster and strengthen partnerships 
between the Jackson Police 
Department and neighborhood 
groups to monitor crime trends to 
optimize law enforcement strategies 
to further reduce crime and increase 
safety throughout the City.


 • Develop and implement a 
communications strategy to educate 
the Jackson community on public 
safety and improve public perception 
of crime in Jackson.


 • Continue to provide high quality 
fire protection services with access to 
adequate water supply and roadway 
infrastructure.


 • Work with the Jackson-Madison 
School District to address real 
and perceived issues regarding the 
District’s image and performance.


 • Utilize the faith-based community 
as a valuable community and social 
service network to actively engage 
citizens in Jackson. 


 • Work with local healthcare providers, 
community groups, and schools 
to continue to promote JumpStart 
Jackson to make Jackson the 
healthiest city in Tennessee.


 • Coordinate with the Jackson Madison 
County Library to identify locational 
and infrastructure needs based on 
anticipated development and changes 
in demographics.


 • Work with Madison County to assess 
the potential for a consolidated metro 
government.


Downtown Jackson 
Enhance Downtown as the historic 
heart of the community and a regional 
destination. 


 • Support and encourage a mixed-use 
district that includes commercial, 
retail, dining, entertainment, 
office, and residential uses within 
Downtown Jackson.


 • Support local economic development 
efforts of the Jackson Downtown 
Development Corporation and 
Jackson Chamber of Commerce to 
promote investment in Downtown.


 • Evaluate the potential for a new 
convention center or expanding 
existing event facilities such as the 
Carl Perkins Civic Center.


 • Explore the demand and potential 
for a hotel within Downtown to 
compliment other area destinations.


 • Capitalize on underutilized surface 
parking lots as potential development 
sites and interim venues for outdoor 
street fairs, concerts, and community 
events. 
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 • Work with Jackson Downtown 
Development Corporation, Jackson 
Chamber of Commerce, and local 
businesses to program and activate 
public and private spaces within 
Downtown to draw area visitors.


 • Promoting shared parking areas and 
internal cross access to reduce curb 
cuts within Downtown, making for a 
safer pedestrian environment.


 • Create Downtown design guidelines 
to ensure that quality design and 
architecture are being promoted that 
complement the existing historic 
character of the neighborhood.


 • Continue to implement the 
Downtown streetscape program to 
extend west of Shannon Street and 
east of Cumberland Street to create 
a more attractive, safe, and unified 
Downtown neighborhood.


 • Ensure adjacent industrial areas are 
well-screened to minimize visual 
impacts to Downtown.


Parks & Open Space
Provide an integrated network of parks, 
recreation facilities, and open space that 
serves all areas of Jackson.


 • Develop and execute a parks and 
recreation master plan to assess the 
needs of the existing population 
and provide guidance for future 
parkland acquisition, improvements, 
maintenance, and programming.


 • Revise the Subdivision and Land 
Development Regulations to ensure 
residential developments include 
sufficient park and open space areas 
to adequately serve new residents and 
those of the immediately surrounding 
neighborhoods.


 • Identify underserved neighborhoods 
and devise strategies to acquire land 
and develop new neighborhood parks 
in established residential areas.


 • Expand after-school program 
offerings and extend hours of 
operation for recreation facilities to 
accommodate the needs of youth 
outside of normal business hours.


 • Preserve and enhance the City’s 
natural assets such as wooded 
areas, creeks, and Forked Deer 
River through the development of 
a highly-connected trail network 
and partnership with the Tennessee 
Wildlife Resources Agency. 


 • Utilize vacated rail, overhead utility 
rights-of-way, and floodplains as 
opportunities to create greenways 
that link Jackson neighborhoods and 
amenities. 


 • Assess the need for an additional 
or expanded community center to 
enhance programming and access to 
community and Park Department 
events.
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Transportation  
& Mobility
Provide a well-connected transportation 
network that safely and efficiently accom-
modates all modes of travel.


 • Implement recommendations in the 
2040 Long Range Transportation 
Plan to alleviate congestion and 
increase traffic flow and safety.


 • Work with TDOT to improve traffic 
flow and safety along state and 
interstate routes traveling through 
Jackson, including the construction 
of the US-45 Bypass Southern 
Extension and other capacity 
improvement projects.


 • Enhance vehicular and pedestrian 
access between adjacent 
neighborhoods by completing stub 
streets and creating pedestrian cut-
throughs where possible.


 • Create a well-connected 
transportation network by 
requiring connectivity to adjacent 
neighborhoods as development 
occurs.


 • Adopt a Complete Streets Policy 
to ensure a safe transportation 
experience that accommodates a range 
of users including vehicular traffic, 
bicycles, pedestrians, and transit.


 • Create a comprehensive public 
pedestrian network that provides 
access to commercial, recreational, 
educational, and civic uses. 


 • Develop a plan to assess the ADA 
accessibility of all public facilities 
and roadways and bring them into 
compliance.


 • Implement a sidewalk infill program 
to provide safe pedestrian access and 
connect residential neighborhoods to 
local goods and amenities.


 • Ensure future bike facilities are part 
of a safe, well-connected on- and off-
street system.


 • Work with the Jackson Transit 
Authority to evaluate the effectiveness 
of the current system for extended 
service hours and adequate coverage 
to access employment, retail, and 
residential areas.


 • Continue to foster convenient local 
to regional travel access between 
the Jackson Transit Authority and 
Greyhound Lines.


Infrastructure 
& Growth
Ensure the provision of high quality ser-
vices and infrastructure to residents and 
businesses, while accommodating growth 
and development in an environmentally 
and fiscally responsible manner.


 • Work with the Jackson Energy 
Authority to plan for the installation 
of new service infrastructure 
and enhancements to existing 
infrastructure as growth occurs.


 • Ensure all neighborhoods have 
adequate access to essential 
infrastructure including utilities, 
sidewalks, lighting, and stormwater 
management.


 • Promote the implementation of 
stormwater best management 
practices and green infrastructure 
strategies within new and existing 
development to mitigate flood 
risks, lessen stress on stormwater 
infrastructure, and improve the health 
of local watersheds.
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 • Work with the Jackson Energy 
Authority to promote the use of 
alternative energy systems, including 
solar, wind, and geothermal to reduce 
long-term infrastructure and energy 
costs while fostering environmental 
stewardship.


 • Continue to promote communication 
and coordination among City 
departments to ensure adequate 
services when considering new 
development.


 • Promote development and 
reinvestment within established 
districts and neighborhoods to 
leverage development opportunities 
and existing access to services.


 • Continue to work with regional 
agencies, such as Madison County, to 
coordinate development policies for 
areas outside of incorporated Jackson.


Community History 
& Identity 
Support and celebrate Jackson’s art and 
cultural heritage to instill local pride, 
increase tourism, and promote the City.


 • Implement a city-wide wayfinding 
program to identify and direct 
residents and visitors to Jackson’s 
numerous cultural amenities.


 • Construct gateway features utilizing 
signage, monuments, lighting, and 
landscaping at strategic locations 
throughout the City, including key 
corridors and intersections, to signify 
entry into Jackson.


 • Work with performing arts and event 
venues such as the Oman Arena and 
Carl Perkins Civic Center as part of 
an integrated marketing campaign to 
recruit local and national talent.


 • Work with major property owners 
and key stakeholders around the 
Oman Arena area to establish a 
specific plan for the neighborhood.


 • Work with the Jackson Arts Council 
to identify opportunities to support 
public art through public/private 
partnerships and other innovative 
funding mechanisms.


 • Utilize public spaces as venues for 
year-round community events and 
festivals, such as the Shannon Street 
MusicFest. 


 • Work with the Jackson Chamber of 
Commerce, Jackson Arts Council, 
and Jackson Downtown Development 
Corporation to develop a unified 
marketing strategy to promote 
Jackson’s history, arts, and cultural 
amenities.


 • Create informational, self-guided 
tours for Jackson’s historic sites, 
buildings, and districts. 


 • Maintain and improve the quality 
of designated historic districts 
and structures through grants, 
streetscaping, and other economic 
development efforts.


 • Establish an incentive and loan 
program to encourage private 
property owners to implement 
landscaping, façade, and signage 
improvements to their sites, buildings, 
and businesses. 


 • Work with the City’s many museums 
as partners to promote the cultural 
and educational offerings of Jackson.


 • Implement a multi-pronged approach 
that combines civic engagement, 
economic development strategies, and 
marketing and events to promote the 
One Jackson culture and ideology.
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Using the analysis provided in the following section, a Preferred Growth 
Scenario has been developed to maximize the benefits of each land use 


policy through a hybrid approach. The Preferred Growth Scenario will pro-
vide the basis for land use policies in the One Jackson Civic Master Plan that 
will contribute to a high quality of life for residents and businesses as Jackson 
changes overtime. 


A primary function of the One Jackson Civic Master 
Plan is to guide future land use policy and deci-
sion-making. It is important that land use recom-
mendations of the Master Plan are based on a firm 
understanding of future potential impacts on natural 
resources, City infrastructure, and the needs of the 
existing residents and businesses. The Growth Scenario 
Assessment presents an analysis of the likely impacts 
of several potential future land use policies, referred to 
as growth scenarios, and identifies the strengths and 
weaknesses of each policy. 


A series of potential growth scenarios were developed 
to compare and contrast impacts on livability within 
Jackson as future growth and development occurs. 
Each growth scenario provides a distinct approach to 
land use policy that concentrates future investment 
in different areas of the City. A Preferred Growth 
Scenario is then presented that balances these factors to 
provide for optimal growth and change in Jackson.


This Growth Scenario Analysis leverages the concept 
of livability to assess the merits of potential land use 
and development policies.


GROWTH 
SCENARIOS
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Livability as a Guiding 
Framework
In 2013, the City of Jackson was named 
one of the “most livable cities in Amer-
ica” by the U.S. Conference of Mayors 
(USCM). Jackson received the City 
Livability Award in recognition of the 
JumpStart Jackson initiative to make Jack-
son the “Healthiest City in Tennessee.” The 
initiative includes programs to boost health 
and wellness by increasing access to healthy 
food and expanding walkability and bike-
ability in areas throughout the City.


While USCM recognized Jackson as 
“livable” as a result of successful efforts to 
improve resident’s health, there are numerous 
factors that can contribute to livability and 
quality of life. According to the Partnership 
for Sustainable Communities, a multi-agency 
partnership that includes the Depart-
ment Housing and Urban Development, 
Department of Transportation, and the 
Environmental Protection Agency, “livability” 
consists of not only public health outcomes, 
but several additional factors, which are listed 
under six Livability Principles:


 • Provide more transportation choices
 • Promote equitable, affordable housing
 • Enhance economic competitiveness
 • Support existing communities
 • Coordinate & leverage federal policies 
& investment


 • Value communities & neighborhoods


Growth Scenarios
Building off community input and current 
trends, three growth scenarios were evalu-
ated in the Growth Scenario Assessment. 


While Jackson’s future land use pol-
icy should strive to improve livability 
throughout the community, it should also 
be informed by the needs and desires of 
local residents and businesses. Com-
munity input received throughout the 
planning process has provided guidance 
on the topic of land use and development. 
There is a general desire on behalf of 
Jackson residents to:


 • Leverage the development potential 
of Jackson’s established commercial 
corridors; and,


 • Promote reinvestment in Jackson’s 
established neighborhoods and the 
Downtown.


When evaluating land use policy, however, 
the momentum of current development 
practices also cannot be ignored. This 
includes the development of greenfield sites 
on the City’s periphery and the repeated pat-
tern of outward expansion and annexation 
that has occurred in Jackson’s recent past.


As a result of these guiding factors, the 
following three growth scenarios were 
considered in this analysis:


 • Fringe Growth Scenario
 • Corridor Growth Scenario
 • Node Growth Scenario


Complementary 
Policies 
The land use policies represented in the 
three growth scenarios should not be viewed 
as mutually exclusive, but rather comple-
mentary policies that will enable Jackson to 
maximize returns on investments in existing 
infrastructure and facilities.


While each policy focuses investment in 
a specific area of the community, imple-
menting one approach to land use and 
development does not negate the other 
from occurring. For example, while com-
munity feedback indicates a desire to invest 
in Jackson’s central core, development in 
the Fringe area should not be discouraged. 
Rather, future development in the Fringe 
can be guided by development practices 
that address community concerns related 
to sense of place, environmental conserva-
tion, and use of infrastructure. 


Additional discussion of the implications 
of the Growth Scenario Assessment can 
be found in the final section. 
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Fringe Growth Scenario.
The Fringe Scenario encourages new 
development within annexed but unde-
veloped areas on the “fringe” of Jackson’s 
established core, continuing the most 
recent pattern of growth in Jackson.


Corridor Growth Scenario.
The Corridor Scenario leverages the 
established transportation and transit 
network focusing development along the 
primary roadways of the City.


Node Growth Scenario.
The Node Scenario targets development 
and growth in established neighborhoods 
and districts of the City, many of which 
are areas where major corridors intersect. 
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ASSUMPTIONS & 
DEVELOPMENT 
INFLUENCES
Prior to analyzing the growth scenarios, 
a series of assumptions and development 
influences were identified to guide the 
process. They are based in part from 
demographic trends and geographic 
constraints as well as community input 
received during the visioning and 
outreach process. These development 
influences include:


 • Limited future annexation as a result 
of changes in State policy;


 • Strict floodplain management;


 • Moderate population growth; and,


 • Equal preference in the development 
of vacant properties, non-sensitive 
open space, and agricultural areas.


Population Growth 
The City’s population is expected to 
grow at a modest rate and is projected 
to remain relatively stable. In the short 
term (2010-2018), the City of Jackson is 
expected to grow by 600 new households 
and reach a population of 66,579 by 2018. 
In the long term, Madison County is 
projected to grow by 200-300 people per 
year through 2040. Every growth scenario 
contains enough developable land to 
accommodate anticipated future popula-
tion growth over the 15 to 20 year life of 
the Master Plan and beyond.


Limited Annexation
Jackson has historically accommodated 
new growth and development through 
outward expansion and the annexation 
of new areas. Since 1995, the City has 
annexed more than 10,000 acres of land, 
increasing its total land area by over 40% 
in approximately 20 years. This pattern 
of growth increases the overall tax base 
area, but also increases demand on City 
resources including the construction and 
maintenance of new transportation and 
infrastructure. 


Based on the amount of available land 
within Jackson’s existing boundary and 
changes in State of Tennessee annexation 
laws, none of the growth scenarios allow 
for new development beyond current City 
limits. While growth within unincorpo-
rated Madison County is likely to occur, 
input received from the community points 
to a strong desire to prioritize the devel-
opment of vacant or underutilized sites 
within the City.
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Floodplain 
Management
Several parts of Jackson lie within 
floodplains. The Forked Deer River serves 
as a defining development boundary for 
Jackson to both the west and south as it 
is prone to seasonal flooding. In 2010, the 
Forked Deer River overflowed its banks 
due to a string of powerful storms that 
produced severe flooding in South Jack-
son. The damage from the flood resulted 
in a presidential disaster area declaration. 


Additional floodplains lie in the northern 
parts of the City along the Middle Fork 
of the Forked Deer River and contribut-
ing tributaries. To assist in maintaining 
and improving stormwater management 
and preserving sensitive natural areas, 
each growth scenario identifies flood-
plains as areas to be protected from 
development. 


Developable Areas
Each growth scenario capitalizes on 
development opportunities presented by 
vacant and underutilized parcels within 
the City. This includes the City’s approx-
imately 3,600 acres of vacant infill sites, 
as well as large greenfield sites suitable 
for development. For the purposes of this 
analysis, “Developable Areas” include 
vacant parcels, non-sensitive open space 
areas, and agricultural land. 
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GROWTH 
SCENARIO 
ANALYSIS
While each scenario differs in its 
geographic focus of developable area 
opportunities, all provide potential oppor-
tunities for future residential, commercial, 
and industrial land uses, and will serve as 
positive economic development tools for 
the City.


Using both qualitative and quantitative 
data and analysis, the growth scenar-
ios were evaluated for livability. These 
assessments considered a variety of factors 
including future land use implications and 
impacts to transportation, infrastructure, 
and the environment. 


Assessment Factors
The assumptions discussed in the previous 
section establish the shared environment 
within which each growth scenario 
would be implemented. A series of spatial 
parameters were identified to provide 
a quantitative assessment of how each 
potential growth scenario performs within 
that environment. 


Each scenario was evaluated based on 
the following assessment factors that will 
contribute to livability in Jackson: 


 • Access to Parks – .5 (10-minute walk) 
mile service area of local parks


 • Access to Transit – .25 mile (5-minute 
walk) of existing transit routes


 • Access to Schools – .5 mile (10-minute 
walk) of existing primary and 
secondary schools (public/private)


 • Access to Infrastructure – Service 
area coverage for utilities and 
telecommunications 


These data points are complemented by 
a qualitative assessment of transportation 
level of service, land use implications, and 
the pattern of development that would 
likely result from implementation of a 
given scenario.


Access to Schools Access to Transit Infrastructure Road Network LOS
.5 mile (10-minute walk) of existing primary and 


secondary schools (public/private)
.25 mile (5-minute walk) of existing transit 


routes
Service area coverage for utilities and 


telecommunications.
Traffic flow and speed along major roadways


Access to Parks
.5 mile service area of local parks 


Analyzing Existing Data
Using spatial analysis, the various development in-


fluences and assessment factors were mapped and 
overlaid on top of the growth scenario study areas.
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Data Analysis Process
A study area was created for each growth 
scenario representing the geographic area 
where future development and investment 
is to occur under that scenario. Using 
spatial analysis, the various development 
influences and assessment factors were 
mapped and overlaid on top of the growth 
scenario study areas.


This allowed for calculation of the portion 
of each study area located within an 
assessment factor’s coverage areas. For 
example, by overlaying park service area 
on top of the Node Scenario study area, 
it can be stated that within that scenario 
43% of future residents would be served 
by existing local parks. This process 
allowed for a side-by-side comparison of 
growth scenario performance related to 
the quantitative assessment factors.


Growth Scenario 
Summaries
The results of each growth scenario 
assessment are summarized in the follow-
ing sections:


 • Development potential; 
 • Transportation; 
 • Infrastructure; 
 • Parks; 
 • Environment; 
 • Schools; and,
 • Land use implications. 


Quantitative data regarding development 
potential and service area coverage are 
provided in a table to allow for compari-
son with the other growth scenarios. 


Livability Assessment
Each growth scenario summary concludes 
with an overall assessment of the scenario 
based on the Livability Principles. This 
summary represents the collective impli-
cations of qualitative and quantitative 
analysis.


Access to Schools Access to Transit Infrastructure Road Network LOS
.5 mile (10-minute walk) of existing primary and 


secondary schools (public/private)
.25 mile (5-minute walk) of existing transit 


routes
Service area coverage for utilities and 


telecommunications.
Traffic flow and speed along major roadways


Access to Parks
.5 mile service area of local parks 







ONE JACKSON CIVIC MASTER PLAN52


August 2015 / Prepared by Houseal Lavigne Associates


The Fringe Development scenario rep-
resents the continuation of Jackson’s current 
pattern of growth through greenfield 
development, placing new development 
and investment on the “fringe” of Jackson’s 
developed neighborhoods and commercial 
areas. Development within the Fringe 
Scenario would occur predominantly on 
agricultural greenfield sites in recently 
annexed portions of the City. These areas 
have not been fully built out and contain 
large portions of developable land that could 
be readily served by infrastructure. 


The Fringe Scenario follows existing 
roadways and parcel boundaries to 
include both recently annexed land and 
undeveloped areas that lie on the edge of 
the City’s existing developed areas. This 
scenario is based on the City’s historical 
development pattern that has primarily 
consisted of residential subdivisions that 
take advantage of large undeveloped areas 
within northern areas of the City. 


Areas near the City’s western and 
southern borders are also considered 
part of the Fringe Scenario due to their 
recent annexation and undeveloped status. 
Because areas within the Fringe Scenario 
include large parcels of undeveloped land, 
the scenario provides a “clean slate” for 
future growth and generally allows for 
greater development and design freedom. 
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Developable Area
Within the 13,885-acre fringe area, 37% 
is considered developable, consisting of 
5,790 acres. Of the developable areas, 32% 
is currently vacant, while 29% is open 
space, and 39% is agriculture. 


Transportation 
Understanding that all future scenarios 
have associated transportation costs, 
continued development in areas further 
removed from the established transpor-
tation network will require additional 
investment in the construction and 
maintenance of new roadways and the 
expansion of existing facilities. Almost all 
existing roadways within the Fringe Sce-
nario currently have free flowing traffic, 
with a Level of Service (LOS) of A or 
B. Only two short segments near Union 
University have a LOS of C. This means 
that most roadways are operating in free-
flow. The Jackson Area MPO 2040 Long 
Range Transportation Plan indicates that, 
should all planned roadway projects be 
executed, current LOS within the fringe 
area would be maintained through the 
year 2025.


Transit
The Jackson Transit Authority ( JTA) 
bus service currently does not serve areas 
north of University Parkway or the outer 
reaches of the City. Only 7% of the fringe 
area is within a quarter-mile of an existing 
transit line. Additional growth, whether 
residential or commercial, may necessitate 
the need for additional service to these 
areas and demand more of JTA resources. 


Infrastructure
Although the fringe area lies several 
miles from the city center, the area is 
well served by existing infrastructure. The 
Jackson Energy Authority provides water 
and telecommunications service to 100% 
of the area, while wastewater and electric 
service reach 98% of the area. 


Scenario  
Assessment
Total Area (ac) 13,885


Developed Land 8,095
Developable Area 5,790


Developable Area
Open Space 29%
Agricultural Area 39%
Vacant Area 32%


Assessment Factors
Within ¼-Mile of Transit 7%
Within ½-Mile of Park 20%
Within ½-Mile of School 26%
Infrastructure Service  
Coverage*


99%


* Average combined service coverage for water, 
wastewater, electric, gas, and telecommunications.


Growth  
Scenario Ratings
Growth Factors Corridor


Infill Development  
Opportunities
Existing Infrastructure
Transportation & Mobility
Park Access
School Access
Livability Score


 Good   Fair  Poor
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Parks
The fringe area includes several commu-
nity parks, including North Park and the 
West Tennessee Healthcare Sportsplex. 
However, only 20% of the total fringe area 
is within walking distance of a City park. 
This indicates a need for additional park-
land to serve existing and future residents. 
Should additional residential development 
occur, the need for parkland in the fringe 
area would be exacerbated.


Environment
More than two-thirds of the developable 
area within the Fringe Scenario consists 
of agriculture and open space. As this 
analysis excludes floodplains, wetlands, 
and other sensitive areas, this indicates 
that while some infill sites could be rede-
veloped, it is likely that new development 
would have a significant impact on natural 
areas and agricultural land.


Schools
With residential growth comes the need 
for additional educational facilities. Data 
indicate 26% of the Fringe Scenario area 
is within walking distance of a school. 
Development of residential areas beyond 
typical local neighborhood service areas 
will increase the need for bussing and 
improvements to roadways to ensure 
pedestrian safety. 


Land Use Implications
The fringe area contains several large sites 
that could accommodate master plan 
communities. In keeping with current 
development trends, it is anticipated that 
the majority of the Fringe Scenario area 
would develop as single family detached 
subdivisions. Much of the Fringe Scenario 
area is located away from major roadways 
or rail lines, which will limit the potential 
for commercial and industrial devel-
opment. Limited neighborhood-scale 
commercial development to support 
day-to-day needs may develop at key 
intersections.
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Livability Assessment
Principle 1. Provide more 
transportation choices


 • Transit access is limited and new 
development density would likely not 
support transit.


 • Roadway capacity is adequate, but 
long term growth may worsen 
congestion. Congestion would likely 
be exacerbated as more households 
need to drive to existing commercial 
areas.


Principle 2. Promote equitable, 
affordable housing


 • Recent trends in subdivision 
development provide single family 
housing at price points toward the 
middle and higher end of the Jackson 
market.


 • City intervention would likely be 
needed to encourage more affordable 
single family attached or multi-family 
housing options.


Principle 3. Enhance 
economic competitiveness


 • Higher end housing could be 
attractive to potential businesses with 
employees in white collar sectors.


 • Limited commercial/industrial 
development is anticipated due to 
lack of rail and limited access to major 
roadways.


 • Demand for retail goods, services, 
and dining would likely increase at 
established commercial areas along 
US 45.


Principle 4. Support 
existing communities


 • Focuses investment away from 
established neighborhoods, requiring 
the extension of community services.


Principle 5. Coordinate 
& leverage federal 
policies & investment


 • Does not align with many policies 
that focus on leveraging assets of 
established urban areas and may 
fail to position the City for Federal 
grants.


Principle 6. Value communities 
& neighborhoods


 • A sense of community can be 
promoted within new subdivisions, 
but will require investment in anchor 
institutions such as schools and parks 
to serve new areas.
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The Corridor Scenario considers a devel-
opment pattern that focuses development 
along major roadways throughout the 
City. These “corridors,” which comprise 
Interstate 45 and principal and minor 
arterial roadways, serve as connections 
between residential neighborhoods, larger 
commercial areas such as business parks 
and malls, and community amenities 
such as parks, health care complexes, and 
cultural centers.


The Corridor Scenario leverages the 
established transportation and transit 
network focusing development along the 
primary roadways of the City.


All of Jackson’s established commercial 
districts are located along major roadway 
corridors which present favorable devel-
opment opportunities for a range of uses. 


Jackson’s primary north-south develop-
ment corridors include the US-45 Bypass, 
Highland Avenue, Campbell Street, and 
Dr. F. E. Wright Drive. The City’s east-
west corridors consist of Oil Well Road, 
I-40, North Parkway, and US-70/Chester 
Street. The Corridor Scenario consists of a 
quarter-mile buffer on either side of these 
roadways. 
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Developable Area
The Corridor Scenario includes 3,235 
acres of developable area, of which nearly 
47% is vacant. Compared to the Fringe 
Scenario, the Corridor Scenario includes 
less agricultural land, at 23%, and less open 
space land, at 30%, as a percentage of the 
overall developable area. The data indicate 
there are several infill sites available along 
key corridors throughout the City.


Transportation
Unlike the Fringe Scenario, under the 
Corridor Scenario development would be 
dispersed throughout the City. As such, 
while traffic will increase as development 
occurs along Jackson’s corridor, its impacts 
on roadways would also be dispersed. The 
dispersed nature of development makes it 
difficult to identify key areas of concern 
beyond those areas already identified in 
the MPO 2040 Long Range Transporta-
tion Plan (LRTP). It is anticipated that 
planned improvements to the transpor-
tation network as outlined in the LRTP 
will help alleviate congestion.


Transit
Nearly two-thirds (59%) of the Corridor 
Scenario area is within walking distance 
of an existing transit route. Encouraging 
development along established transit 
routes would likely increase ridership as 
infill development concentrates a higher 
proportion of residents and employees 
within proximity.


Infrastructure
The Corridor Scenario area is served by 
an extensive existing network of infra-
structure that includes water, wastewater, 
electric, gas, and telecommunications 
services. Each corridor within the sce-
nario has 100% Jackson Energy Authority 
service coverage in place.


Scenario  
Assessment
Total Area (ac) 13,670


Developed Land 10,435
Developable Area 3,235


Developable Area
Open Space 30%
Agricultural Area 23%
Vacant Area 47%


Assessment Factors
Within ¼-Mile of Transit 59%
Within ½-Mile of Park 32%
Within ½-Mile of School 36%
Infrastructure Service Coverage* 100%


* Average combined service coverage for water, 
wastewater, electric, gas, and telecommunications.


Growth  
Scenario Ratings
Growth Factors Corridor


Infill Development  
Opportunities
Existing Infrastructure
Transportation & Mobility
Park Access
School Access
Livability Score


 Good   Fair  Poor
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Parks
Nearly one-third (33%) of the total 
Corridor Scenario area is located within a 
half-mile of a City park. While this indi-
cates that future corridor residents would be 
within walking of park, the analysis does not 
consider accessibility barriers caused by high 
traffic corridors and the availability of side-
walks and crosswalks. As with the Fringe 
Scenario, additional parkland is needed to 
serve existing and future residents.


Environment
Although there are more than 3,235 acres 
of developable land within the Corridor 
Scenario area, more than half consists of 
open space and agricultural areas. North-
ern portions of the US-45 Bypass and 
Highland Avenue pass through extensive 
agricultural and wooded areas. To preserve 
these assets, corridor growth would need 
to be focused on infill projects within 
developed areas of Jackson, limiting fur-
ther expansion to undeveloped areas.


Schools
With 36% of areas within a half-mile of 
a school, the Corridor Scenario outper-
forms both the Fringe and Node Sce-
narios. While this data does not indicate 
the capacity level of local schools, it does 
demonstrate that the Corridor Scenario is 
better equipped with existing facilities to 
accommodate a growing student popula-
tion within walking distance. 


Land Use Implications
Jackson’s highways and arterial corridors 
have historically been the focus of commer-
cial and industrial development with limited 
residential uses. It is anticipated that future 
development along the City’s corridors 
would continue this trend. While residential 
development is a possibility on infill sites, 
without adequate buffers and screening 
along the corridor, high traffic volumes 
and associated noise would deter single 
family development in favor of more dense 
single family attached and multi-family 
development. The US-45 Bypass presents a 
unique opportunity to expand the retail and 
industrial areas in South Jackson, while Dr. 
F. E. Wright Drive would remain largely an 
industrial and employment corridor.
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Livability Assessment
Principle 1. Provide more 
transportation choices


 • Transit access is excellent and new 
development may support the expansion 
of service or extension of service to 
additional areas.


 • Infrastructure improvements are 
needed to ensure the pedestrian and 
bicycle environment is safe and that 
adequate connections exist between 
the roadways and surrounding 
neighborhoods.


 • Existing roadway capacity is an issue 
along several key routes, but future 
development will disperse traffic 
impacts across the system.


Principle 2. Promote equitable, 
affordable housing


 • Future residential development along 
established corridors will likely be in the 
form of multi-family development and 
increase the range of housing options 
in Jackson.


 • Opportunities for large-scale 
redevelopment and new single family 
housing will be limited.


Principle 3. Enhance 
economic competitiveness


 • The City’s established industrial 
corridors could be expanded to 
accommodate a range of employers.


 • Demand for retail goods, services, 
and dining will be dispersed and 
may promote the development of 
new commercial areas rather that 
reinvestment in existing commercial 
areas. 


 • Workforce housing options could be 
attractive to potential businesses with 
employees in service and blue collar 
sectors.


Principle 4. Support 
existing communities


 • Focuses investment at infill sites 
in established corridors, but not 
necessarily in areas well-connected 
to surrounding residential 
neighborhoods.


 • Limits impacts on open space and 
agricultural areas.


Principle 5. Coordinate 
& leverage federal 
policies & investment


 • Future development along interstates 
and highways may better position 
the City to leverage Federal funding, 
including grants for future roadway 
improvements, pedestrian infrastructure, 
and housing.


Principle 6. Value communities 
& neighborhoods


 • Linear development patterns may impact 
sense of place, but areas where major 
corridors intersect could form focal 
points of investment. 


 • Corridor areas are well-served by local 
parks and schools, but the condition 
of the local pedestrian network may 
impact access.
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The Node Scenario targets development 
and growth in specific neighborhoods and 
districts of the City. The Node Scenario 
identifies 12 key development nodes 
including Downtown Jackson, established 
commercial districts and employment 
hubs, and growth areas adjacent to key 
community assets. The nodes range from 
a quarter-mile to one-mile radius, depen-
dent upon the existing level of activity as 
well as future development potential. 


Development within the nodes would 
largely consist of infill within established 
districts, but some greenfield development 
would be encouraged surrounding existing 
anchor institutions and growth generators 
such as the West Tennessee Healthcare 
Sportsplex.
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Developable Area
The Node Scenario area contains 1,282 
acres of developable land. While vacant 
land comprises only 14% of the total 
Node Scenario area, it makes up nearly 
68% of the total developable area. As 
such, new development would consist 
largely of infill development. However, 
it should be noted that the amount of 
vacant land in the Node Scenario (872 
acres) is much smaller than that of the 
Fringe (1,852 acres) and Corridor Scenar-
ios (1,520 acres). 


Transportation 
The Node Scenario increases traffic within 
and surrounding the identified nodes due 
to increased land use intensity. While 
impacts to the overall transportation net-
work will be minimal, increased activity 
may degrade roadway Level Of Service 
in isolated areas. However, increased 
density within the nodes will also support 
walkable neighborhoods and districts and 
decrease dependence on vehicles for local 
transportation. 


Transit
Nearly 70% of the Node Scenario area 
is within walking distance of an existing 
transit route. Concentrating development 
in key districts could increase use of 
transit throughout Jackson. This would 
also require investments in improving 
walkability in those districts to ensure 
riders can safely and easily reach their end 
destination after getting off the bus. 


Infrastructure
The Jackson Energy Authority provides 
service coverage for nearly all areas within 
the Node Scenario. All nodes in the 
scenario are fully serviced by gas, electric, 
water, wastewater, and telecommunica-
tions services. 


Scenario  
Assessment
Total Area (ac) 6,027


Developed Land 4,745
Developable Area 1,282


Developable Area
Open Space 28%
Agricultural Area 4%
Vacant Area 68%


Assessment Factors
Within ¼-Mile of Transit 70%
Within ½-Mile of Park 43%
Within ½-Mile of School 32%
Infrastructure Service  
Coverage* 100%


* Average combined service coverage for water, 
wastewater, electric, gas, and telecommunications.


Growth  
Scenario Ratings
Growth Factors Node


Infill Development  
Opportunities
Existing Infrastructure
Transportation & Mobility
Park Access
School Access
Livability Score


 Good   Fair  Poor
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Parks
The Node Scenario analysis demonstrates 
that 43% of the total area is within walking 
distance of a City park. This indicates a 
well-established park network in and near 
the nodes. Much of this can be attributed 
to the cluster of small neighborhood parks 
in Downtown and East Jackson, three 
parks within South Jackson, and the West 
Tennessee Healthcare Sportsplex. Future 
growth within the nodes would benefit from 
the existing park network; however, existing 
parks may need to be expanded or enhanced 
to accommodate a larger population. 


Environment
Within the Node Scenario, 32% of the 
total developable area consists of open 
space and agricultural land uses. The 
majority of the open space area is adjacent 
to Dr. F.E. Wright Drive, consisting of 
dense tree stands. Compared to both the 
Fringe and Corridor Scenarios, this is the 
lowest percentage of open space and natu-
ral areas that are suitable for development. 


Schools
Nearly one-third (32%) of areas within 
the Node Scenario are within a half-mile 
to a school. While this rate is better than 
the Fringe Scenario, it falls below the level 
of school access shown in the Corridor 
Scenario. However, the compact nature of 
development within the Node Scenario 
would enhance connectivity to local schools.


Land Use Implications
Development within the Node Scenario 
will vary in use depending on the nature of 
the community asset or district anchoring 
the node. For example, areas surrounding 
the City’s two major hospitals would be 
the focus of employment-related uses 
complemented by supporting commercial 
development and multi-family or senior 
housing options. Future residential growth 
would occur through the completion of 
residential subdivisions and infill housing 
within established residential neighbor-
hoods surrounding Downtown Jackson. 
Similarly, commercial and industrial devel-
opment would be focused on revitalizing 
and promoting existing areas. Greenfield 
development would be limited.
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Livability Assessment
Principle 1. Provide more 
transportation choices


 • Transit access is excellent and new 
development may support the 
expansion of service or extension 
of service to additional areas if 
complementary investments can be 
made to walkability.


 • Local congestion within each node 
may increase, but future development 
will disperse traffic impacts across the 
system.


Principle 2. Promote equitable, 
affordable housing


 • Infill redevelopment will encourage 
a range of housing options including 
single family, single family attached, 
and multi-family.


 • Opportunities for large-scale 
redevelopment and new single family 
housing will be limited.


Principle 3. Enhance 
economic competitiveness


 • New development will concentrate 
demand for goods and services at 
established districts. 


Principle 4. Support 
existing communities


 • Focuses investment at infill sites 
in established neighborhoods and 
districts.


 • Limits impacts on open space and 
agricultural areas.


 • High level of transit access allows 
greater mobility for residents to access 
jobs and cultural amenities.


Principle 5. Coordinate 
& leverage federal 
policies & investment


 • Aligns with many policies that focus 
on leveraging assets of established 
urban areas and positions the City for 
Federal grants.


Principle 6. Value communities 
& neighborhoods


 • Concentrated development patterns 
may promote sense of place and 
activity. 


 • Nodes are well-served by local parks 
and schools, and enhanced walkability 
will further bolster use of these and 
other community facilities.
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The three growth scenarios—Fringe, 
Corridor, and Node—assess the merits of 
three distinct land use policies to guide 
future growth and development of Jack-
son. Each scenario has its separate pros 
and cons; however, based on the amount 
of developable land that provides infill 
development opportunities, the Corridor 
and Node Scenarios out-perform the 
Fringe Scenario. 


While the Fringe Scenario is well-served 
by existing infrastructure, focusing new 
development in these areas would create 
neighborhoods far removed from the city 
core, impacting transportation and civic 
engagement.


Growth Scenario 
Assessment –  
Primary & Secondary 
Growth Areas
The Preferred Growth Scenario combines 
the Corridor and Node Scenarios, as 
well as portions of the Fringe scenario, to 
create a Primary Growth Area comprising 
4,372 acres of developable land. Incorpo-
rated areas of the City of Jackson located 
outside of the Primary Growth Area are 
referred to as the Secondary Growth 
Area. 


The newly defined Primary Growth Area 
serves to provide plentiful transportation 
choices while supporting and valuing 
existing neighborhoods. Developable land 
within the Primary Growth Area provides 
opportunities for infill development that 
offers a mix of land uses. More impor-
tantly, the Primary Growth Area offers 
1,218 acres of vacant land that is suitable 
for development. Prioritizing develop-
ment in these areas will accommodate 
new growth while preserving 1,516 acres 
of open space and natural areas. 


The Primary Growth Area also includes a 
portion of South Jackson. This promotes the 
development of South Jackson in a more 
compact manner with a mix of land uses and 
historic assets linked by Highland Avenue. 
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Future Growth & 
Livability
As Jackson continues to grow, the key 
to its success will be in continuing to 
improve livability throughout Jackson. 
The Preferred Growth Scenario values 
Jackson’s neighborhoods by leveraging 
and building off existing community 
assets such as schools, parks, infrastruc-
ture, and transportation networks. The 
developable areas provide opportunities 
for a range of housing projects that could 
meet the needs of all income levels, while 
strengthening employment areas with 
complementary uses that will enhance the 
economic competitiveness of the City. 


Should the City grow within the 
Preferred Growth Scenario, continuous 
efforts will be needed to adjust public 
services based on increased residential 
and business growth. As well, policies 
would need to be defined that concentrate 
development activity in specific areas of 
the City. By focusing growth around a 
network of corridors and nodes, Jackson is 
poised to grow in a fiscally and environ-
mentally responsible manner that sup-
ports jobs and businesses and contributes 
to a high quality of life for residents.


Implications
This Growth Scenario Assessment 
presents three different approaches to pri-
oritizing future development and invest-
ment in Jackson. The Preferred Growth 
Scenario represents a hybrid that merges 
the attributes of these distinct policies 
into a flexible approach to land use and 
development that focuses investment in 
specific corridors and nodes.


Land Use & Development 
Regulations 
The Preferred Growth Scenario will serve 
as the foundation for developing the 
Future Land Use Plan in the One Jackson 
Civic Master Plan. While the plan will 
identify desired use for all parcels in the 
City, land use policies will vary based on 
location inside or outside of the Preferred 
Growth Scenario target area.


Encouraging Strategic 
Investment
In addition to Civic Master Plan policies, 
the Growth Scenario Assessment can 
help shape City investment policies, 
including the use and focus of develop-
ment incentives. For example, density 
bonuses could be considered for devel-
opment proposed within the Preferred 
Growth Scenario target area. 


Future Development in the 
Secondary Growth Area
The Secondary Growth Area will play a 
key role in the City’s growth and economic 
development. Moving forward, develop-
ment within the Secondary Growth Area 
should be less intense and incorporate 
natural areas utilizing a combination of con-
servation development and other strategies. 


The outcome of this analysis is a Pre-
ferred Growth Scenario that encourages 
development in Jackson’s central core of 
established neighborhoods and commer-
cial areas, the Primary Growth Area. The 
Secondary Growth Area is also well-
served by infrastructure and facilities. 
Future development should be guided in 
a manner that maximizes Jackson’s return 
on these investments.


Property owners in the Secondary 
Growth Area should be encouraged to 
pursue development in accordance with 
the Civic Master Plan and the Land Use 
Plan. For example, community input 
indicates a desire to better integrate 
natural areas within development. Cluster 
or conservation development practices, 
applied where appropriate in the Second-
ary Growth Area, could leverage natural 
features such as creek corridors as ame-
nities to new residents while advancing 
community goals related to stormwater 
management and parks and open space.


Growth Scenario Assessment
Fringe Corridor Node


Preferred 
Scenario


Total Area 13,885 13,670 6,027 16,981
Developed Land 8,095 10,435 4,745 12,609
Developable Area 5,790 3,235 1,282 4,372


Developable Area
Open Space 29% 30% 28% 47%
Agricultural Area 39% 23% 4% 16%
Vacant Area 32% 47% 68% 37%


Assessment Factors
Within ¼-Mile of Transit Line 7% 59% 70% 65%
Within ½-Mile of Park 20% 32% 43% 41%
Within ½-Mile of School 26% 36% 32% 37%
Infrastructure Service Coverage* 99% 100% 100% 100%


* Average combined service coverage for water, wastewater, electric, gas,  
and telecommunications.


Growth Scenario Ratings
Growth Factors Fringe Corridor Node


Preferred 
Scenario


Infill Development  
Opportunities
Existing Infrastructure
Transportation & Mobility
Park Access
School Access
Livability Score (Average)


 Good   Fair  Poor
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The Land Use and Development chapter provides guidance regarding 
future land use, ensuring that residential, commercial, and industrial 


development fulfill the existing and future retail, housing, employment, and 
economic needs of the City. 


LAND USE & 
DEVELOPMENT


Jackson’s landscape has evolved considerably since its 
founding in 1822. Nearly two centuries of develop-
ment, annexation, natural disasters, and economic 
swings have shaped the land use pattern of the City. 


The Land Use and Development chapter integrates 
findings from the Growth Scenario Assessment 
to create a Land Use Plan that focuses investment 
within the Primary Growth Area while encouraging 
strategic development in the Secondary Growth Area. 
It is responsive to the vision established by the com-
munity and ultimately supports and enhances Jackson 
as a livable community and vibrant regional center.


LAND USE PLAN
All parcels within the City have been designated under 
one of 13 land uses categories. These land use catego-
ries should serve as the basis for development review as 
well as revisions and amendments to the City’s Zoning 
Ordinance. The land use designations include:


 • Single Family Detached Residential
 • Single Family Attached Residential
 • Multi-Family Residential
 • Regional Commercial
 • Corridor Commercial
 • Neighborhood Commercial
 • Downtown Mixed Use
 • Office/Business Park
 • Industrial
 • Parks & Open Space
 • Agriculture
 • Institutional
 • Utilities & Rights-of-way
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Residential Land Uses
Single Family Detached
Single family detached residential areas 
consisting primarily of owner-occupied, 
detached structures should continue to 
be the predominant land use in Jackson. 
This land use encompasses a range of 
parcel sizes and architectural styles that 
vary from modest craftsman-style houses 
and historic bungalows to large-lot single 
family homes. In Jackson’s historic core, 
isolated single family attached and small 
scale multi-family development may occur 
as a complement to single family develop-
ment, but must never be concentrated in 
these areas so as to alter the character of a 
single family neighborhood.


Single Family Attached
The single family attached land use con-
sists of homes containing multiple single 
family dwellings, each sharing a common 
wall with at least one adjacent dwell-
ing (townhomes, rowhomes, two-flats, 
duplexes, etc.). The scale and character 
of single family attached development 
should vary based on the density of 
nearby single family neighborhoods and 
commercial districts.


Single family attached development 
can be used to buffer between single 
family neighborhoods and areas of more 
intense development such as multi-family 
neighborhoods, commercial corridors, or 
industrial areas. Single family attached 
uses serve an important role in the 
residential market, providing affordable 
housing options for young families as well 
as empty-nesters looking to downsize but 
remain within the Jackson community.


Multi-family
The multi-family residential land use 
consists of structures that contain mul-
tiple housing units utilizing a common 
entrance and amenities. Multi-family 
development can include condominiums 
or apartments and currently much of the 
multi-family properties in Jackson are 
senior housing facilities or owned by the 
Jackson Housing Authority. Multi-family 
development should be encouraged along 
major corridors where it can serve as a 
buffer between commercial areas and 
single family neighborhoods. Properties 
in and around Downtown Jackson should 
also be targeted for multi-family develop-
ment where residents are in proximity to 
numerous community amenities.
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Commercial Land Uses
Neighborhood Commercial
Neighborhood commercial areas include the 
retail and service providers that cater to the 
everyday needs of the local community. Uses 
may include grocery stores, professional 
offices, retail shops, and local service pro-
viders. Development within neighborhood 
commercial areas should be compatible with 
and reflect the scale and character of the 
surrounding neighborhood.


Corridor Commercial
Located along the City’s heavily traveled 
corridors and intersections, corridor 
commercial areas provide retail services to 
both local and regional consumer bases. 
These areas contain a mix of retail from 
large community centers with multiple 
tenants to smaller stand-alone businesses. 
Corridor commercial areas are the most 
widely accommodating and ranging com-
mercial areas within the city. 


Regional Commercial
The regional commercial areas include 
retailers and commercial services that 
cater to both local and regional markets. 
These areas are easily recognizable by “big 
box” stores, national retailers, hotels, and 
entertainment venues. The appearance 
and function of these areas is of partic-
ular importance to Jackson’s image as a 
regional retail destination and primarily 
consist of much larger parcels and devel-
opment opportunity sites.


Downtown Mixed Use
Downtown Jackson is the civic and 
community hub of the City. The district’s 
mixed-use structures contribute to an 
active street life and help foster a unique 
sense of place within Jackson. Ground 
floor uses within traditional mixed use 
areas are generally reserved for retail, 
entertainment, and dining uses with resi-
dential, educational, medical and/or office 
uses located on the upper floors. Mixed 
use development should be encouraged 
throughout the Downtown as directed 
by the Downtown Jackson Subarea Plan 
located in the Subarea Plans Section of the 
Land Use & Development Chapter.
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Institutional 
The institutional land use designation 
includes governmental, educational, 
medical, religious, and other public or 
semi-public uses. Government facilities 
can include municipal facilities and public 
safety and services such as police and 
fire stations, water treatment plants, and 
substations. Educational uses consist of 
both public and private grade schools, 
colleges, universities, and other facilities 
involved in childhood development and 
higher learning. Religious uses include 
places of worship as well as cemeteries. 
The appropriate location of these uses is 
very much dependent on the size, scale, 
and use of the individual facility.


Industry & 
Employment
Office/Business Park
This land use includes office and business 
parks consisting of a range of uses, such as 
office, research and development, light dis-
tribution and warehousing, light manufac-
turing, and service and consumer-oriented 
businesses. The scale and intensity of these 
uses should vary based on context and 
respect the scale and character of nearby 
housing when located near a residen-
tial area. When adjacent to commercial 
districts or residential neighborhoods, 
buffering and screening should be in place 
to appropriately mitigate potential negative 
impacts and nuisances. Generally speaking, 
uses and activities in these areas should 
be inside and of relatively low intensity, in 
terms of impact on adjacent properties. 


Industrial
Industrial land uses include more intense 
industrial uses capable of generating 
excessive noise, traffic, odor, and other 
nuisances. Example uses include manu-
facturing, food processing, distribution, 
and businesses requiring significant areas 
dedicated to the storage of materials or 
whose operations are performed in the 
open-air. Given the potentially intense 
nature of the businesses within industrial 
areas, they should be well-buffered from 
residential and commercial areas to elimi-
nate potential impacts on property values 
and quality of life. 
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Parks & Open Space
This land use includes public parks and 
recreational facilities operated by the 
Jackson Department of Recreation and 
private facilities such as golf courses. 
Also included are areas of open space 
that contain environmental features such 
as wetlands, floodplains, wooded areas, 
etc. Additional discussion of park and 
open space land uses can be found in the  
Open Space, Recreation & Environmental 
Features Chapter.


Agriculture
The agriculture land use designation con-
sists of cultivated fields actively used for 
the raising of crops, livestock, and other 
farming-related activity. Agricultural land 
is to be exclusively located in unincor-
porated areas of Madison County with 
the exception of land associated with the 
University of Tennessee’s West Tennessee 
Research and Education Center. 


Utilities & Rights-
of-Way
This land use comprises permanent utility 
and transportation infrastructure and 
rights-of-way including, but not limited 
to, electrical and telecommunication lines, 
substations, telecommunication towers, 
and railroad rights-of-way. Facilities under 
the ownership of the Tennessee Valley 
Authority are a part of this land use as well.
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Single Family Detached 
Residential
Consist primarily of owner-occupied, 
detached structures that range from 
modest craftsman-style houses and 
historic bungalows to large-lot single 
family homes.  


Single Family Attached 
Residential
Consists of homes containing 
multiple single family dwellings, each 
sharing a common wall with at least 
one adjacent dwelling.


Multi-Family Residential
Consists of structures that contain 
multiple housing units utilizing a 
common entrance and amenities. 
Multi-family development can 
include condominiums, apartments, 
and senior housing facilities.


Neighborhood Commercial
Includes the retail and service 
providers that cater to the everyday 
needs of the local community such 
as grocery stores, professional 
offices, retail shops, and local service 
providers. 


Corridor Commercial
Areas located along the City’s heavily 
traveled corridors and intersections 
that provide retail services to both 
local and regional consumer bases. 


Regional Commercial
Includes retailers and commercial 
services that cater to both local and 
regional markets. These areas are 
easily recognizable by “big box” 
stores, national retailers, hotels, and 
entertainment venues. 


Downtown Mixed Use
Downtown Jackson is the civic and 
community hub of the City with mixed 
use structures that contribute to an 
active street life and help foster a 
unique sense of place within Jackson. 


Office/Business Park
Includes office and business parks 
consisting of a range of uses, such as 
research and development, 
distribution, light manufacturing, and 
service and consumer-oriented 
businesses. 


Industrial
Includes intense industrial uses 
capable of generating excessive noise, 
traffic, odor, and other nuisances. 
Example uses include manufacturing, 
food processing, distribution, and 
businesses requiring significant areas 
dedicated to the storage of materials 
or whose operations are performed in 
the open-air. 


Institutional 
Includes governmental, educational, 
medical, religious, and other public or 
semi-public uses. 


Parks & Open Space
Includes public parks and recreational 
facilities operated by the Jackson 
Department of Recreation and 
private facilities such as golf courses 
as well as areas of open space that 
contain environmental features such 
as wetlands, floodplains, or wooded 
areas, etc. 


Agriculture
Consists of cultivated fields actively 
used for the raising of crops, 
livestock, and other farming-related 
activity. 


Utilities & Rights-of-Way
Comprises permanent utility and 
transportation infrastructure and 
rights-of-way including, but not 
limited to, electrical and tele- 
communication lines, substations, 
telecommunication towers, and 
railroad rights-of-way.


Floodway / 100 Year Floodplain


Land Use Plan Key


Downtown Jackson


Land Use Plan
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Single Family Detached 
Residential
Consist primarily of owner-occupied, 
detached structures that range from 
modest craftsman-style houses and 
historic bungalows to large-lot single 
family homes.  


Single Family Attached 
Residential
Consists of homes containing 
multiple single family dwellings, each 
sharing a common wall with at least 
one adjacent dwelling.


Multi-Family Residential
Consists of structures that contain 
multiple housing units utilizing a 
common entrance and amenities. 
Multi-family development can 
include condominiums, apartments, 
and senior housing facilities.


Neighborhood Commercial
Includes the retail and service 
providers that cater to the everyday 
needs of the local community such 
as grocery stores, professional 
offices, retail shops, and local service 
providers. 


Corridor Commercial
Areas located along the City’s heavily 
traveled corridors and intersections 
that provide retail services to both 
local and regional consumer bases. 


Regional Commercial
Includes retailers and commercial 
services that cater to both local and 
regional markets. These areas are 
easily recognizable by “big box” 
stores, national retailers, hotels, and 
entertainment venues. 


Downtown Mixed Use
Downtown Jackson is the civic and 
community hub of the City with mixed 
use structures that contribute to an 
active street life and help foster a 
unique sense of place within Jackson. 


Office/Business Park
Includes office and business parks 
consisting of a range of uses, such as 
research and development, 
distribution, light manufacturing, and 
service and consumer-oriented 
businesses. 


Industrial
Includes intense industrial uses 
capable of generating excessive noise, 
traffic, odor, and other nuisances. 
Example uses include manufacturing, 
food processing, distribution, and 
businesses requiring significant areas 
dedicated to the storage of materials 
or whose operations are performed in 
the open-air. 


Institutional 
Includes governmental, educational, 
medical, religious, and other public or 
semi-public uses. 


Parks & Open Space
Includes public parks and recreational 
facilities operated by the Jackson 
Department of Recreation and 
private facilities such as golf courses 
as well as areas of open space that 
contain environmental features such 
as wetlands, floodplains, or wooded 
areas, etc. 


Agriculture
Consists of cultivated fields actively 
used for the raising of crops, 
livestock, and other farming-related 
activity. 


Utilities & Rights-of-Way
Comprises permanent utility and 
transportation infrastructure and 
rights-of-way including, but not 
limited to, electrical and tele- 
communication lines, substations, 
telecommunication towers, and 
railroad rights-of-way.


Floodway / 100 Year Floodplain


Land Use Plan Key


Downtown Jackson


Land Use Plan
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Jackson’s dynamic history has shaped its resi-
dential neighborhoods and housing stock. The 
City’s historic districts add unique character 
and new development in Jackson’s growing 
northwest showcases a range of architectural 
styles and dwelling unit types. Meanwhile East 
Jackson and North Jackson remain resilient 
despite the storms of 2003 and 2008. The 
Residential Areas Framework Plan provides the 
structure to balance future and existing housing 
throughout the City.


Building on the unique aspects of Jackson’s 
neighborhoods, the Residential Areas Frame-
work Plan aims to address the following:


 • Ensure housing diversity that provides 
options for all ages and income groups


 • Maintain residential properties to reflect 
high-quality neighborhoods


 • Activate underutilized residential 
property


 • Promote vehicular and non-motorized 
connectivity between residential 
neighborhoods


 • Maintain the City’s historic residential 
neighborhoods as key links to Jackson’s 
history


 • Preserve the City’s natural features


RA1 Single Family 
Development Opportunities
The eastern portion of Jackson to the south of 
I-40 is home to extensive areas of open space 
that should be developed with single family 
neighborhoods over the long term. As devel-
opment occurs, buffers should be maintained 
between residential areas and the industry 
and employment development to occur 
further east along the Dr. F.E. Wright Drive 
corridor and areas as reflected on the map.


RA2 Single Family Attached/
Multi-family Development 
Opportunities
More intense residential development should 
be used to transition from single family neigh-
borhoods of Jackson’s numerous industrial and 
commercial corridors. Single family attached 
and multi-family development clusters should 
be well connected to the roadway network 
to avoid isolating neighborhoods from one 
another. Non-single family residential should 
also be encouraged in proximity to Jackson’s 
numerous colleges and universities.


RA3 Midtown Jackson
A mix of single family attached and 
multi-family structures may occur within 
Midtown based on historic development of 
this area. Over the long term, single family 
development should be encouraged with 
non-single family residential being concen-
trated in areas with proximity to amenities 
such as transit, shopping, and community 
assets including the Jackson-Madison 
County General Hospital, Lane College, and 
University of Memphis Lambuth Campus.


RA4 Downtown/Mixed-
Use Residential
 Downtown Jackson is a unique, historic part 
of the City that includes a mix of commer-
cial, municipal, and residential uses. With the 
development of Jackson Walk, Downtown is 
becoming more appealing to residents who 
want to live in close proximity to dining 
and cultural activities. Future residential 
development in Downtown should focus on 
increasing density while integrating afford-
able housing options. Additional information 
regarding strategies to improve and maintain 
Downtown can be found in the Subarea 
section of this Chapter


RA5 Bemis Neighborhood
With the development of the US Route 45 
South Bypass and the demolition of the old 
Bemis Mill, this historic residential neighbor-
hood is poised for growth and change. Single 
family attached and small scale multi-family 
development should be encouraged in the area 
surrounding the new Bemis Square public 
park. Context-sensitive infill development 
should also be encouraged elsewhere in Bemis.


Conservation Development
Although future residential development 
should primarily be concentrated within the 
Primary Growth Area, there is ample oppor-
tunity for low-density, low-impact residential 
development within Jackson’s Secondary 
Growth Area. Conservation design strategies 
should be encouraged in this area to preserve 
sensitive natural areas and improve stormwa-
ter management.


Residential Areas 
Recommendations
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Community 
Redevelopment 
The Jackson Community Redevelopment 
Agency (CRA) and corresponding Com-
munity Redevelopment Plan informed 
many of the recommendations within the 
Civic Master Plan, including the Resi-
dential Areas Framework Plan. The strat-
egies listed within this Framework plan 
are applicable to not only CRA Planning 
Districts with existing revitalization plans, 
but also the City as a whole.


Jackson Community 
Redevelopment Agency
The Jackson Community Redevelopment 
Agency formed in response to issues that 
emerged following the 2003 tornado 
disaster. The CRA was officially estab-
lished in 2009, according to the 1998 
Tennessee Community Redevelopment 
Act, which allows for the formation of 
local CRAs after identifying areas suffer-
ing from conditions of blight and defi-
ciencies in affordable and senior housing. 
CRAs are required to have a Community 
Redevelopment Plan, which allows the 
organization to utilize financial and other 
incentives for the redevelopment of these 
areas. The organization is governed by a 
board of directors and has the authority 
to make and execute contracts, acquire 
and dispose of real property, construct 
or demolish structures, and carry out 
additional community redevelopment 
activities. 


Community 
Redevelopment Plan
The Jackson CRA operates under the 
strategies set forth by the Community 
Redevelopment Plan. Jackson’s current 
Community Redevelopment Plan consists 
of seven Planning Districts that are 
defined, in part, by common issues and 
by census tract. Three of the Planning 
Districts have active revitalization plans: 
the Jackson Center City Revitalization 
Project – District 1, Jackson Center City 
Revitalization Project – District 2, the 
South Jackson Revitalization Project 
– Bemis. Although each district can 
benefit from a revitalization plan, the 
three districts with plans continue to be 
the areas in most need of stabilization 
and enhancement. The revitalization plans 
allow these areas to fully benefit from 
CRA services, which may include the 
establishment of TIF financing districts, 
land acquisition, and targeted demolition.
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Residential Area 
Recommendations
Infill Development
Jackson has more than 1,547 acres of 
vacant land that await redevelopment 
within the Primary Growth Area. Vacant 
and underutilized residential property 
provides opportunity for future develop-
ment and immediate use and activation as 
public amenities. 


Infill Development


To maintain vibrant and stable residen-
tial neighborhoods, infill development 
should be encouraged within Jackson’s 
existing residential areas. Infill sites can be 
difficult to build on due to a wide variety 
of factors. A site may require demolition 
and clearing or remediation of problem-
atic site conditions. In older residential 
areas, small lot sizes may not be able to 
accommodate new development and site 
assembly may therefore be required.


To facilitate new investment in Jackson’s 
primary growth area, the City should 
consider incentives to assist with added 
costs and make infill development an 
economical option in comparison to 
greenfield development in the secondary 
growth areas. A policy that prioritizes 
infill development will encourage neigh-
borhood reinvestment and make efficient 
use of existing infrastructure. In addition, 
working with the CRA and JHA will 
provide additional opportunities for subsi-
dized housing developments that expand 
Jackson’s inventory of quality affordable 
housing.


Temporary Uses


Jackson’s vacant residential lots present an 
opportunity for temporary uses that can 
bring life and activity to neighborhoods 
while also fostering a sense of commu-
nity. Potential uses include small pocket 
parks or community gardens that provide 
opportunities for community interaction 
and inclusion. The City should work with 
property owners, community groups, and 
other civic organizations to secure grant 
funding and organize operations of pocket 
parks and community gardens until more 
permanent development comes forth. As 
a property owner many residential parcels 
surrounding Downtown Jackson, the City 
and CRA are well-positioned to serve as 
a resource to community organizations 
looking to expand open space and access 
to fresh food in their neighborhoods.
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Housing Diversity
The majority of housing in Jackson consists 
of single family homes. While public input 
during the Civic Master Plan outreach 
process indicated that single family homes 
are the preferred residential development 
type, the City must also ensure there is a 
range of housing that meets the needs of 
all ages and income levels.


Aging in Place 


Like many cities across the Nation, Jack-
son is experiencing an aging population. 
Between 2010 and 2018, the median age 
of the Jackson population is expected to 
increase by 5.3%, and seniors will make 
the largest gains in the population share. 
Single family attached and multi-fam-
ily housing should be encouraged in 
accordance with the Land Use Plan, 
along major corridors with proximity to 
amenities such as transit and commercial 
districts. The City should also evaluate 
incentives for age-targeted development, 
particularly for lower income households, 
to ensure that viable housing options are 
provided to Jackson’s senior population.


Affordable Housing 


According to the 2011 ACCRA Cost 
of Living Index scale, which measures 
the affordability of variety of goods and 
services such as groceries, housing, utilities, 
transportation, and healthcare relative 
to other cities, Jackson is an extremely 
affordable place to live. Nevertheless, the 
City’s median household income is less 
than Madison County and 1 in 4 residents 
fall below the poverty line. Housing for 
low-income Jackson residents continues to 
be a pressing need in the community.


Jackson Housing Authority (JHA)


The Jackson Housing Authority ( JHA) is 
the local housing authority that provides 
low-rent public housing, Section 8 hous-
ing vouchers, and community develop-
ment programs. The public, non-profit 
organization manages eight developments 
that include family, elderly, and home-
buyer incentive housing. While the JHA 
offers affordable housing options, there 
may still be a need to meet the demand 
of lower-income populations. The City 
should work with both the JHA and 
private developers to secure grants and 
financing to construct additional afford-
able housing units. 


Mixed-income Development


Mixed-income housing provides an 
opportunity for public and affordable 
housing residents to shed some of the 
stigma that surrounds public housing and 
low-income housing developments. By 
removing public housing residents from 
historically isolated housing units, indi-
viduals may have better access to social 
and economic mobility. The City should 
support mixed-income housing develop-
ment throughout the community via City 
policy that promotes mixed-income hous-
ing and/or economic incentives for devel-
opers and property owners. Consideration 
must be given to the location of affordable 
housing units to ensure they are accessible 
to job centers and social services. 


JACKSON WALK 
Jackson Walk is a multi-phase, multi-use, 
large-scale development that has trans-
formed Downtown Jackson. The 17-acre 
development includes commercial retail 
uses, 149 apartment units, and several single 
family homes. Working with the Jackson 
Housing Authority and Community Rede-
velopment Agency, Healthy Communities, 
LLC, a partnership HCB Development and 
Henry Turley Company, has implemented 
an effective and game-changing Neighbor-
hood Stabilization Program (NSP).


The NSP has not only been the basis for 
forming lasting community partnerships 
(with organizations such as the Lambuth 
Area Neighborhood Association, the Uni-
versity of Memphis at Lambuth, and the 
City of Jackson, among others), but has been 
effective in revitalizing the Jackson Walk 
area by constructing infill housing on vacant 
parcels, developing a welcoming streetscape, 
and integrating green building principles. 
Residents of the $40 million project receive 
complimentary access to the LiFT Wellness 
Center, further promoting and encourag-
ing the City’s livability and healthy living 
goals. By providing walkable connections to 
Downtown, the Farmers’ Market, and other 
area amenities, Jackson Walk promotes a 
lively city atmosphere that serves at a cata-
lyst for future growth and economic devel-
opment for the City of Jackson.
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Maintenance & Code 
Enforcement
The City continues to be challenged by 
high vacancy rates (16.7%) and residential 
property owners that are struggling to 
keep their homes. Although higher res-
idential vacancy rates help keep housing 
prices down, such a large percentage of 
vacant housing stock can lead to owner 
absenteeism and conditions of blight. 
The following strategies seek to reduce 
absenteeism and increase neighborhood 
value through increased maintenance and 
investment.


Rental Property Registry


Rental property can be considered any 
property on which one or more dwelling 
units are located that the owner rents, 
either entirely or in part, to another 
person for occupancy as a dwelling unit. 
A central rental property registry is an 
effective strategy to maintain rental 
properties and enforce codes. It provides 
a means of communication between the 
City and owner, keeping owners informed 
about any nuisance or illegal activity on 
their property. The City should establish 
a rental property registration program to 
increase communication with property 
owners and owner accountability.


Targeted Demolition


Several neighborhoods are experiencing 
disinvestment and overall neglect. Specifi-
cally, these areas are within the CRA Plan 
for District 1, District 2, and Bemis in 
South Jackson. Demolition of dilapidated, 
abandoned, and uninhabitable property 
serves as a tool to combat symptoms of 
blight by removing troubled buildings 
from the neighborhood and opening land 
for development or open space. The City 
should look to neighborhoods that are in 
need of revitalization and target specific 
properties for demolition that are tax 
delinquent or pose public health or safety 
concerns.


Code Enforcement


Throughout the outreach process, Jackson 
residents cited the need for better code 
enforcement and property maintenance to 
improve residential neighborhoods. Jack-
son’s City Services Hotline (425-CITy) 
provides a toll-free medium for residents 
to report code violation and nuisance 
issues. During the public outreach process 
of the Civic Master Plan, however, the 
majority of residents were not aware of 
this service. The City should actively 
promote and advertise the City Services 
Hotline and ensure that all complaints 
and requests are addressed in a timely and 
efficient manner. 


Neighborhood Group Assistance


The City has several active neighborhood 
and homeowners associations. These 
groups provide valuable links between the 
City and members of the community. The 
City should work closely with neighbor-
hood groups to mobilize members for 
community-oriented projects. This may 
include identifying and assisting property 
owners that may be unable to maintain 
or improve their properties. For example, 
residents who are on fixed-incomes may 
not have the financial means to make 
cosmetic repairs to their homes and would 
benefit from neighbors volunteering 
their time to paint shutters and fix screen 
doors. 


Historic Residential Areas
Jackson is home to six historic districts. 
Historic districts that contain predomi-
nantly residential structures include the 
Bemis Historic District, East Main Street 
Historic District, Northwood Avenue 
Historic District, North Highland His-
toric District, and Terrace Place Historic 
District. These districts showcase Jackson’s 
history and character, and are protected 
by several design guidelines administered 
by the Jackson-Madison County Historic 
Zoning Commission. Technical assistance 
from the City and the West Tennessee 
Historical Society to navigate the guide-
lines and secure grant funding provides 
incentives that would assist homeowners 
in the preservation and maintenance 
process.
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Downtown Jackson
Downtown Density


Additional residential units in Downtown 
not only provide unique housing options, 
but also build a steady consumer base 
within walking distance to Downtown 
businesses. Current zoning for Down-
town (B-3 Central Business District and 
B-4 General Business District) permits a 
range of commercial uses with no height 
or off-street parking requirements, which 
preserves the historical and compact-na-
ture of Downtown. However, new 
residential development is not permitted 
in the B-4 district and must comply with 
RG-3 Area Regulations within the B-3 
district. The RG-3 standards require large 


lot area and front and side yard setbacks 
for multi-family structures. For exam-
ple, an 8-story multi-family building in 
Downtown (roughly the size of the New 
Southern building) with average floor 
heights of 10 feet, would require a 40-foot 
front yard setback with a 27-foot side yard 
setback. Building a multi-family structure 
by these standards would significantly 
alter the character of Downtown and is 
not economically feasible. The City should 
revise the residential component of the 
B-3 and B-4 Districts to better accommo-
date dense, residential development while 
maintaining the compact, walkable nature 
of Downtown Jackson.


Coatsland Dr


Wheatstone Dr


Coatsland Dr


Coatsland Drive
Potential Street Connections


End of existing stub 
streets
Potential street 
extension
Potential future 
development


NEIGHBORHOOD 
CONNECTIVITY
Several established residential neighbor-
hoods within Jackson include stub streets 
and cul-de-sacs that limit both vehicular and 
non-motorized access to surrounding neigh-
borhoods. Increased connectivity not only 
promotes mobility, but helps activate isolated 
neighborhoods. The City should work with 
property owners and the Street Department 
to identify stub streets and cul-de-sacs that 
can be extended to create vehicular connec-
tions or non-motorized trail connections 
within the Primary Growth Area. The Sub-
division and Land Development Ordinance 
should be revised to require roadway con-
nectivity for new developments as well as 
non-motorized trail connections.


Stub Street 
Connections
This illustration shows 
potential “stub street” 
connections
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Integrated Affordable 
Housing Downtown


Transit-rich areas such as Downtown Jack-
son are especially important when providing 
affordable housing for residents who rely on 
public transportation to access employment 
and commercial goods and services. In addi-
tion, Downtown Jackson is home to many 
social services and cultural institutions, of 
which access to such facilities are vital to 
providing a high quality of life. The City 
should consider requiring private projects 
that leverage public funds to accommodate 
a certain percentage of low- to moderate-in-
come housing units. In partnership with 
the Jackson Housing Authority, Jackson 
Community Redevelopment Agency, and 
not-for-profits, the City should consider a 
wide variety of incentives including height 
or density bonuses, and regional, state, and 
federal grants to incentivize integrated 
affordable housing.


Conservation Design
Conservation design, also known as 
Cluster development, is an approach to 
residential development that preserves 
contiguous areas of open space and natu-
ral areas by clustering smaller residential 
parcels on select areas of the site. The 
overall housing density remains the same, 
but the site design allows for larger areas 
of common open space that can be used 
as neighborhood or community park-
land. This approach to development also 
provides for naturalized stormwater man-
agement while minimizing the amount of 
roadway and utility infrastructure needed 
to serve a given development. 


Conservation design should be strongly 
encouraged within Jackson’s northwest 
growth area to maximize open space and 
preserve natural areas as development 
occurs. Where appropriate, sensitive nat-
ural areas should be integrated within the 
development and the existing topography 
should be used to dictate the design of new 
development, preserving large tree stands, 
riparian corridors, and natural areas. 


Conservation SubdivisionConventional Subdivision


Wildflower
Meadow


Wildflower
Meadow


TrailsTrails


CreekCreek


CreekCreek


Community 
Open Space
Community 
Open Space


Detention
Pond


Detention
Pond


Woodland
Conservation 
Woodland
Conservation 


Woodland
Conservation 
Woodland
Conservation 


Conservation Design
This illustration identifies typical 


components of a conservation 
development approach to subdivision 


development.
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With more than 5 million square feet of 
retail space, Jackson is a regional destination 
for shopping and dining in west Tennessee. 
The City is committed to fostering continued 
success of Jackson’s numerous commercial 
districts and corridors. The Plan presents 
recommendations to ensure that commer-
cial areas provide goods and services to the 
residents of Jackson, visitors from outside 
the area, and motorists passing through the 
community. While no two areas are the same, 
the Plan identifies strategies and treatments 
that can be applied to commercial districts 
and corridor throughout Jackson.


CA1 I-40 & US 45 – North
This district is the City’s largest concen-
tration of retail in Jackson and is home 
to numerous national retailers and large 
commercial centers such as The Columns, 
Jackson’s most prominent retail development. 
This area should continue to be expanded 
as the region’s premier shopping district 
and, with some improvements to pedestrian 
circulation, can serve as a desirable example 
for future commercial development elsewhere 
in Jackson.


CA2 I-40 & US 45 – South
This area is anchored on the west by Casey 
Jones Village and includes hotels and 
restaurants, as well as the Hamilton Hills 
shopping center. In contrast to the contem-
porary nature of commercial development 
to the north, the area south of I-40 was 
developed in a piecemeal fashion comprising 
numerous small to mid-size shopping centers, 
hotels, office suite complexes, and standalone 
restaurants. With many properties in need of 
maintenance, opportunities for parcel assem-
bly should be pursued to accommodate larger 
commercial center development oriented 
toward the US Route 45 Bypass. Pedestrian 
infrastructure should also be installed with 
initial investments focusing on connecting 
hotel patrons with adjacent shopping and 
restaurants. Furthermore, while streetscape 
improvements can greatly improve the 
appearance of the district, general site and 
parking lot landscaping would make the area 
more inviting to visitors and residents.


CA3 US 45 Corridor
US Route 45 should continue to serve as a 
commercial corridor that complements the 
I-40 regional hub and provides for local 
residents. Areas to the north of I-40 are 
anchored by institutions like Union Univer-
sity and the Regional Hospital of Jackson 
with healthy development activity. However, 
vacancies are an issue for older areas of the 
corridor to the south of I-40 and incentives 
such as a facade grant or site assembly may 
be needed to revitalize these areas. Pedestrian 
access is an issue throughout the corridor and 
improvements such as enhanced pedestrian 
crossings and internal sidewalk networks 
should be provided to increase overall safety 
and non-motorized access. 


Commercial Areas 
Recommendations
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CA4 Old Hickory Mall
Though the prominence of this area has 
waned with the success of development 
along I-40, Old Hickory Mall remains 
a well-occupied regional commercial 
center. Outlot development and modern 
commercial development, including the 
redevelopment of Jackson Plaza, should be 
encouraged along Old Hickory Boulevard 
and Highland Avenue to complement 
the mall. More information about the 
Old Hickory Commercial District can be 
found in the Subarea Plans section of the 
Land Use & Development Chapter.


CA5 South Highland Avenue
Serving the historic Bemis Neighborhood 
and South Jackson, the South High-
land corridor includes a variety of retail 
options and national retailers. Many of 
the properties along the corridor are dated 
in appearance and the environment is very 
unwelcoming to pedestrians. A combi-
nation of public streetscape and on-site 
improvements are needed to establish a 
sense of place along South Highland and 
enhance the retail environment. More 
detailed recommendations for South 
Highland Avenue can be found in the 
Subarea Plans section of the Land Use & 
Development Chapter.


CA6 Downtown Jackson
With the development of Jackson Walk 
and strong Chamber of Commerce 
support, Downtown is reemerging as 
the City’s central commercial district. 
The City should continue its efforts to 
revitalize Downtown Jackson reinforcing 
a strong pedestrian orientation. Commer-
cial uses should be concentrated in the 
core Downtown with retail, restaurants 
and entertainment uses on the ground 
floor of mixed use buildings. Office and 
multi-family development should com-
plement the mixed use core, with parking 
being provided in centralized parking lots 
at the rear of buildings and in strategi-
cally located structures where possible, to 
maximize buildable area. More detailed 
recommendations for Downtown can be 
found in the Subarea Plans section of the 
Land Use & Development Chapter.


CA7 I-40 & Wright Drive
This area is the location of the West 
Tennessee Healthcare Sportsplex and an 
emerging regional center with more than 
500,000 square feet of commercial space 
including two hotels. Lodging, hospitality, 
retail, and restaurant development should 
continue to be encouraged in this area 
to support the Sportsplex as a recreation 
and tourist destination. This area is also 
well-positioned to serve future office 
and industrial uses to be located along 
the Wright Drive and US Highway 70 
corridors.


CA8 Neighborhood Nodes
While the Columns and corridor com-
mercial districts such as South Highland 
Avenue provide many Jackson residents 
and visitors convenient access to shopping 
and dining options, there are other local 
commercial areas that serve several 
Jackson neighborhoods. Neighborhood 
scale commercial development should 
be encouraged in strategic locations to 
provide local access to goods and services. 
Examples include the intersection of 
Campbell and North Highland Avenue to 
serve the Jackson Madison General Hos-
pital, and the intersection of University 
Parkway and Highland Avenue to serve 
North Jackson residents.


CA9 Commercial Corridors
These areas should play a dual role in 
providing goods and services to pass-
ing motorists while also serving the 
day-to-day needs of local residents and 
nearby employment areas. Though not as 
significant as Jackson’s regional commer-
cial districts, areas surrounding the I-40 
corridor are typically of a larger scale and 
can take advantage of access to a regional 
market. Conversely, commercial corridor 
uses approaching the Downtown should 
be of a character and scale that comple-
ments the high quality, pedestrian friendly 
development located in the central 
business district.
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Appearance of 
Commercial Areas
Jackson’s commercial areas are primarily 
located along heavily traveled corridors 
that bring tens of thousands of visitors 
to the community on a daily basis. Many 
highly visible buildings, parking areas, 
and business signs along these corridors 
are relatively unattractive and detract 
from the community’s reputation as a 
desirable place to shop, dine, or visit. A 
proactive approach is needed to enhance 
the appearance of commercial areas and 
help maintain and improve upon Jackson’s 
image as a regional destination.


Buffering & Screening
Several of the City’s commercial districts 
are sited adjacent to residential areas and 
busy arterial corridors and highways. 
While residential areas are generally 
well-buffered from commercial uses, 
some areas lack adequate screening. As 
new development and redevelopment of 
existing commercial properties occurs, 
landscaped and natural screening and 
buffering, including berms, dense trees, 
shrubs and other treatments should be 
used to provide physical and visual separa-
tion between incompatible land uses. The 
Columns development on the north side 
of Vann Drive at Pleasant Plains provides 
an excellent example of the effective use 
of landscaped berms to buffer residential 
areas from intense commercial activity.


Commercial District Gateways
Similar to community gateways, com-
mercial gateways can define the City’s 
commercial districts, adding architectural 
interest and character (additional infor-
mation about community gateways can be 
found in the Image, Identity & Community 
Character Chapter). Commercial gateways 
should be used to identify and brand the 
City’s unique commercial districts and 
corridors, having distinguishable design 
elements that complement the character 
of each individual district. The Columns 
development (at I-40 and US Route 45) 
and Park Place development (at Wright 
Drive and US Route 45) are excellent 
examples of how district gateway signs, 
accompanied by attractive landscaping or 
hardscape, can be effective tools in brand-
ing an area. This improves the City’s image 
and enhances marketability of an area.


The City should work in partnership with 
the Jackson Area Chamber of Commer-
cial and commercial business and property 
owners to establish commercial district 
branding and install gateways signs at key 
locations.


Commercial “Big 
Box” Vacancies
Some of Jackson’s aging commercial 
areas have vacant “big box” and anchor 
tenant spaces, often referred to as white 
elephants. While property owners may 
have a financial incentive to fill a vacant 
space, other considerations (such as keep-
ing out competition or the size and mass 
of the building) may inhibit them from 
filling a vacancy in a timely fashion. These 
vacancies represent unmet property and 
sales tax potential and can have negative 
impacts on the surrounding commercial 
and residential markets. 


The City should consider adopting a 
“white elephant ordinance” that pro-
vides various mechanisms to combat 
big box blight and ensure that Jackson’s 
viable commercial areas are functioning 
at their greatest capacity. For example, 
through such an ordinance the City could 
require property owners to post a bond 
to finance a large buildings demolition 
or maintenance should it ever become 
vacated for an extended period of time. 
The City could also require a developer to 
submit plans for reuse in case of vacancy 
as a condition of approval; require the 
vacating business to assist in marketing 
the property; or, limit the use of restrictive 
covenants, particularly those that prohibit 
lease or sale to competitors.







ONE JACKSON CIVIC MASTER PLAN86


August 2015 / Prepared by Houseal Lavigne Associates


Parking Lot Improvements
Although surface parking lots perform 
an important function, they detract from 
the aesthetics of commercial districts and 
can foster an unwelcoming pedestrian 
environment. Many of the parking lots in 
Jackson’s commercial areas lack suffi-
cient interior and perimeter parking lot 
landscaping.


Screening elements such as low hedge 
rows, ground cover, parkway trees, deco-
rative masonry walls, or fencing should 
be provided on parking lots to minimize 
views of parked cars from public rights-
of-way and residential neighborhoods. 
Landscaped islands, shade trees, deco-
rative groundcover, and other landscape 
elements should also be provided in the 
interior areas of surface parking lots. 
These elements not only break up the 
unsightly appearance of large spans of 
pavement, but also play an important role 
in stormwater management and reducing 
the heat island affect associated with large 
areas of concrete and asphalt.


Commercial Design 
Guidelines
Detailed design and development 
guidelines would assist in improving 
the appearance and overall character of 
Jackson’s commercial areas. By providing 
recommendations to assist developers in 
building high quality attractive devel-
opment, guidelines can help incremen-
tally improve the commercial areas 
as new development and investment 
occurs. Guidelines could be provided to 
encourage many of the improvements 
recommended in the Commercial Areas 
Framework Plan.


Guidelines can be used to dictate a variety 
of elements including, but not limited to 
sidewalk and pathway widths and place-
ment, landscaping, building orientation, 
building design and articulation, windows 
and entry features, parking lot enhance-
ments, service and loading area screening, 
and much more. While commercial 
design guidelines can easily be applied 
to new development, incentives (such 
as a facade grant) or triggers (such as a 
renovation exceeding more than 50% of a 
structure’s market value) may be needed 
to facilitate improvements to existing 
properties.


GREEN PARKING 
LOT DESIGN
Commercial areas within Jackson typically 
contain large surface parking areas with 
storm drains, which can cause significant 
environmental problems for the South Fork 
Forked Deer River Watershed. Large paved 
surfaces have also been shown to contrib-
ute to the urban heat island effect, which 
can increase temperatures in urban areas by 
more than 20o F. By designing parking lots 
using stormwater best management prac-
tices (BMPs), much of the silt, oil, grease, 
and other material can be filtered before 
discharging into the Forked Deer River. 
The addition of landscaping also increases 
overall permeability, reduces heating and 
energy use, and increases the aesthetic qual-
ity of commercial areas. BMPs for parking 
lots include, but are not limited to:


 • Minimizing the dimensions of park-
ing lot spaces


 • Decreasing the required number of 
parking spaces


 • Establishing maximum parking 
standards 


 • Using bioretention areas and 
bioswales to filter and treat storm-
water


 • Using alternative pavement material 
such as pervious pavers and/or 
pavement


 • Providing economic incentives for 
structured parking


 • Encouraging shared parking
 • Utilizing landscape and design treat-
ments such as stormwater planters 
and tree box filters
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Pedestrian 
Environment
A safe and inviting pedestrian environment 
not only serves as a tool for transportation, 
but a crucial infrastructure network that 
allows for access to commercial businesses. 
Jackson’s commercial areas include a variety 
of sidewalks and walkways to reach local 
retail shops; nevertheless, there are several 
strategies that the City can implement 
in partnership with commercial property 
owners to achieve a more inviting and 
pedestrian friendly retail environment. 


Pedestrian Access
Pedestrian infrastructure and intersection 
improvements are needed throughout 
the commercial areas to enhance access 
to businesses and neighborhoods. This 
includes new sidewalk segments on local 
streets as well as on-site sidewalks that 
provide safe access between the public 
right-of-way and building entrances. 
Intersection improvements should include 
highly visible crosswalks, pedestrian count-
down signals at signalized intersections, 
and pedestrian-triggered vehicular warning 
systems at non-signalized intersections. 
The City should work with TDOT to 
provide safe pedestrian intersections across 
the US 45 Bypass. Additional discussion 
of crosswalk treatments is included in the 
Transportation & Mobility Chapter.


Internal Sidewalk Network
Large commercial developments such 
as The Columns include a number of 
businesses and structures in close proximity. 
These structures are generally separated 
by expansive parking lots that lack clearly 
defined pedestrian routes between busi-
nesses. An internal sidewalk network that 
includes well-marked crosswalks would 
not only increase pedestrian safety and 
circulation, but would also increase access 
to existing businesses. Furthermore, a 
well-designed on-site sidewalk network that 
includes landscaping can assist in creating 
a sense of place. The City should work with 
property and business owners to install 
internal sidewalks within large commercial 
development to safely provide pedestrian 
connection between adjacent businesses.


Public Space
Public spaces such as plazas and bou-
levards can contribute significantly to a 
commercial district’s sense of place and 
studies have demonstrated that public 
space can serve to raise property values 
and lease rates. Unlike older commercial 
districts such as Downtown Jackson, 
which features pocket parks, a court-
house square, and pedestrian friendly 
streetscaping, Jackson’s newer commercial 
development lacks any form of common 
open space for community gathering and 
events. 


The City, economic development partners, 
and property owners should work to 
identify opportunities for public open 
space development within Jackson’s 
newer commercial areas. Public spaces 
should be designed to facilitate congrega-
tion, play, and people-watching, serving 
as neighborhood “living rooms.” For 
example, a small seating area and plaza 
could be accommodated within excess 
right-of-way adjacent to an intersection 
within a commercial development. In 
The Columns development, a centrally 
located, but vacant outlot site or parking 
area could be converted to a small square 
to the benefit of several surrounding 
commercial properties. 
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Neighborhood 
Commercial Areas
Nodes of neighborhood-serving com-
mercial development should be located at 
key intersections and should complement 
the scale and character of the surround-
ing residential areas. Where possible, 
screening and buffering elements should 
be implemented to protect adjacent 
residential properties from any negative 
impacts of commercial activities. Where 
lots are shallow or small, strategic parcel 
assembly should be pursued to facilitate 
contemporary commercial development 
and enhance the long term viability of the 
commercial neighborhood node. 


LOCAL PARTNERSHIPS AT WORK
Jackson Area  
Chamber of Commerce
During the community outreach process, busi-
ness owners cited strong Chamber of Com-
merce support as a significant asset. This is in 
large part due to the Jackson Area Chamber of 
Commerce’s support of local business through 
a range of programs and events. The Chamber 
boasts a robust membership and features pro-
grams such as Leadership Jackson and Leader-
ship University. Leadership Jackson is a Cham-
ber-sponsored program that provides skills and 
training to develop the City’s future business 
leaders. Similarly, the Leadership University 
Program offers leadership skills to 40 high 
school students every year. This program is 
made possible through generous sponsorships 
from local universities, including Bethel Uni-
versity, Lane College, Union University, and 
the University of Memphis.


Tennessee Small Business 
Development Center 
With 20 locations throughout the State of 
Tennessee, including one in Jackson, the 
Tennessee Small Business Development 
Center (TSBDC) provides resources for 
small businesses and entrepreneurs from a 
diverse range of industries. TSBDC offers 
free counseling, seminars, and training to 
help small businesses get off the ground, 
and is funded by the U.S. Small Business 
Administration, local colleges and universi-
ties, and regional partners. The Jackson office 
is located at the Jackson State Community 
College, which partners with TSBDC for 
many training sessions and events.
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Vehicular Access 
& Circulation
Piecemeal development along Jackson’s 
older commercial corridors, including the 
US Route 45 bypass south of I-40, has 
resulted in the presence of an excessive 
and unnecessary number of curb cuts. 
Adjacent commercial properties are 
frequently served by separate access 
drives and parking lots, requiring patrons 
visiting one business to get in their car 
and drive along a major roadway to visit 
any other businesses nearby. Excessive 
curb cuts increase the number of traffic 
conflict points along a corridor and 
break up the pedestrian network. Where 
appropriate, curb cuts should be reduced 
through on-site improvements to circu-
lation, including cross-access easements, 
the reconfiguration of parking stalls, and 
increased use of side streets for access.


A strategy to reduce curb-cuts includes 
the use of internal cross access between 
adjacent commercial properties. There 
are several instances on South Highland 
Avenue and Airways Boulevard where 
adjacent parking areas are separated by a 
curb, fence, or planting strip. Owners of 
these properties should be encouraged to 
provide cross-access that would increase 
on-site circulation and improve the effi-
ciency of traffic flow along these corridors. 
This could also facilitate the removal 
of excess curb cuts along the street and 
increase on-site parking capacity.


Public Art
Arts and culture are major drivers of 
tourism and perform an important role 
for its ability to reinforce neighborhood 
character and community history. Exam-
ples of existing public art in the commu-
nity include the life-size animal sculptures 
near the West Tennessee Farmers’ Market. 
The City should work with business and 
property owners to promote and support 
public art throughout the commercial 
districts, integrating art in existing 
commercial areas and incorporating it as a 
component of new development.


Working in partnership with community 
groups such as the Jackson Arts Coun-
cil, the City should identify potential 
locations for local public art, and work 
with partners to secure funding for the 
development and installation of public art 
pieces. Possible opportunities to display 
public art include co-locating sculptures 
with community gateways and integrat-
ing art pieces as part of the streetscape 
improvement along key commercial 
corridors such as Vann Drive and Old 
Hickory Boulevard.
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Jackson includes a diverse range of office and 
industrial businesses that are strong economic 
drivers and sources of employment. Industry 
and employment uses within and around 
Jackson range from office suite complexes 
and business parks to light industrial parks 
and large manufacturing and distribution 
facilities. The Industry and Employment 
Framework Plan provides strategies to main-
tain and enhance Jackson’s existing business 
areas, and attract additional businesses and 
employers to the City. It seeks to maximize 
Jackson’s potential as an employment center 
while minimizing potential negative impacts 
on municipal services and other uses in 
Jackson. 


IA1 Industrial Growth Areas
Jackson continues to experience growth in its 
industrial sector. From the Ridgecrest Road 
corridor to new warehouse and distribution 
businesses near the McKellar-Sipes Regional 
Airport, industrial businesses continue to 
seek locations in Jackson. The largest area 
targeted for future industry and employment 
development is located between the West 
Tennessee Transload rail and US Route 
70 corridors and features Jackson’s largest 
manufacturer’s including the Delta Faucet 
Company and the Kellogg Company. Future 
development should continue to benefit from 
Jackson’s numerous active railroad corridors 
and generally be organized in business parks 
sited with easy interstate access. 


IA2 Transition Industrial Areas
As a historic railroad town, many of Jackson’s 
older industrial users are located along rail 
corridors in what have become predominantly 
residential areas. Others have developed 
along formerly rural highway corridors that 
are now residential growth areas. Incompat-
ible industrial uses/sites should be enhanced 
to minimize impacts on adjacent neigh-
borhoods and, over time, relocated to more 
appropriate and desirable sites in Jackson.  


IA3 Stable Industrial Areas
Jackson is home to a significant number of 
industrial businesses and business parks, 
many of which are well located and function-
ing as desired. These stable industrial areas 
should be maintained as valuable economic 
assets of the community. Where possible and 
appropriate, stable industrial areas should be 
expanded and formalized as business parks to 
improve marketing.


IA4 Institutional Office Clusters
These areas comprise clusters of medical offices 
and research and development businesses 
anchored by large institutions including Jackson’s 
two regional hospitals and Union University and 
should continue to be expanded as employment 
nodes that complement the anchor institutions. 
Improvements are needed to enhance pedestrian 
connectivity and safety within these areas.


IA5 Downtown Jackson
Areas surrounding the core of Downtown 
Jackson should continue to be targeted for 
office development that complements the many 
institutions and government offices, including 
the courts, located in Downtown. Numerous 
development-ready sites located off of US Route 
45 should be prioritized for office development 
given their prominent gateway location.


IA6 I-40 Office
The areas surrounding Jackson’s three east-
ern-most I-40 interchanges are currently experi-
encing development activity with a mix of corridor 
commercial and regional commercial uses. These 
are complemented by office park development 
including the Tiger Jones Technology Park at 
US Route 70. Given their proximity and visibility 
from I-40, the appearance and success of these 
employment areas can have implications for the 
Jackson community as a whole. Development 
should be of high quality that reflects well on the 
image of Jackson. 


IA7 Transition Office
These areas demonstrate how low intensity office 
development can be used to buffer single family 
neighborhoods from activity along Jackson’s 
commercial corridors. Development within 
this areas should be limited to small scale office 
suites and stand alone buildings that reflect the 
character of adjacent residential areas.


Industry & Employment 
Areas Recommendations







ONE JACKSON CIVIC MASTER PLAN92


August 2015 / Prepared by Houseal Lavigne Associates


Transportation 
Improvements
With more than 30,000 employees 
commuting into Jackson on a daily basis, 
the function and capacity of roadways 
serving industry and employment areas 
is an important contributor to the overall 
health of the City. 


Roadway Network 
Development
As generators of significant commuter 
traffic and truck traffic, it is important 
that Jackson’s industry and employment 
areas be integrated within the local and 
regional roadway network. Controlled 
access points to a given area should 
be provided along major corridors to 
effectively manage traffic and minimize 
impacts on surrounding land uses. While 
incremental development of employment 
area roadways may occur, through connec-
tions to nearby major roadways should be 
anticipated and planned for as to establish 
a porous, but controlled roadway network 
to be utilized by future employees. The 
Ridgecrest Road extension is a positive 
example of a project that provides grow-
ing commercial and employment areas 
with excellent access to major north-south 
roadways while leveraging proximity to 
I-40 to reduce traffic impacts on adjacent 
residential areas. 


Roadway Connectivity 
Enhancements
The function of several of Jackson’s 
established industry and employment 
areas could be greatly enhanced with the 
provision of additional connections to 
nearby major roadways. These new road-
way extensions and connections would 
ease site access and improve circulation. 
The City should identify isolated industry 
and employment areas and work with 
adjacent business and property owners to 
create through street connections where 
appropriate. While improved connectivity 
should be encouraged, trough connections 
that would negatively impact adjacent 
residential areas should not be permitted.


For example, the Jackson Commerce 
Center is currently accessed from the US 
Route 45 Bypass, but is located adjacent 
to the Hollywood Drive interchange. 
A short street extension to the adjacent 
industrial property to the west on South-
wide Drive could provide direct access to 
Hollywood Drive and eliminate the need 
to turn on to US Route 45 for trips with 
destinations to the east or west of the site. 
Similarly, the office complex surrounding 
the Regional Hospital of Jackson could 
greatly benefit from the extension of 
Physicians Drive north to Oil Well Road, 
which would enhance access to businesses 
and provide a secondary access point to 
the hospital from the north.


TRUCK ACCESS 
MANAGEMENT 
& COMMUNITY 
HEALTH
Semi-trucks used for the delivery of 
industrial and commercial goods serve a 
vital component in the local, regional, and 
national economy. However, truck corridors 
and idling trucks can have significant noise, 
traffic, and health impacts to neighborhood 
streets and residents. In fact, children that 
live within ½-mile of a highway have been 
shown to be at a higher risk for asthma. 
Policies that prohibit the construction or 
placement of schools within 500 feet or 
truck corridors and limiting truck idling 
times can reduce health impacts. By des-
ignating and enforcing local truck routes, 
truck noise and traffic can be mitigated 
in residential neighborhoods that abut 
industrial areas. In addition, appropriately 
located and screened truck loading docks 
help to minimize visual impacts and idling 
noise from surrounding land uses. 
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Image & Identity 
Improvements
As with retail areas, Jackson’s industry and 
employment areas are located along busy 
corridors where tens of thousands of daily 
visitors gain their first impression of the 
Jackson community. It is important that 
Jackson’s business parks and employment 
areas reflect positively on the City. 


Business Park 
Gateway Signage
While some formal business parks exist, 
many of Jackson’s office and industrial 
areas lack any physical indication that they 
exist as designated areas. Gateway signs 
can be used to brand business concentra-
tions, whether organized in a formal busi-
ness park or simply clustered nearby one 
another, making the areas more identifiable 
and improving their marketability.


The City should work with the Jackson 
Chamber and business owners to better 
define specific industry and employment 
areas and establish formal gateway signs 
at entrances along primary routes. Direc-
tory and wayfinding signage can also be 
incorporated within gateways to advertise 
individual tenants and direct visitors and 
shipments. Such strategies can ensure that 
the established business parks in Jackson 
retain a strong regional presence as viable 
locations for businesses competing in the 
local, regional, and national markets.


Property Maintenance 
& Code Enforcement 
With their close proximity to residential 
homes, traditional industrial areas can have 
a significant impact on neighborhood aes-
thetics and quality of life. Well-maintained 
industrial properties help to minimize 
negative impacts to the surrounding neigh-
borhood. The City should ensure that all 
industrial properties comply with City codes 
and are maintained to be free of debris and 
overgrown vegetation. Where properties 
are deemed to be non-compliant with City 
codes, staff should work with property own-
ers to quickly and effectively address issues.


Site Relocation
Many of Jackson’s industrial users are 
located along historic railroad corridors that 
cut through predominantly single family 
neighborhoods surrounding Downtown 
Jackson. Many of these businesses have 
outdoor storage, repair bays, and fueling 
facilities whose appearance, light, noise, and 
odors make them incompatible with resi-
dential uses. The poor appearance of these 
older industrial uses and the nuisances and 
traffic they generate detract from quality of 
life and negatively impact home values in 
adjacent neighborhoods.


Although strict code enforcement, screen-
ing, and access management improvements 
can provide short-term solutions, the City 
should plan for the long-term relocation of 
incompatible land uses away from residen-
tial areas. Industrial businesses are valued 
contributors to the Jackson economy and 
over time the City should work coopera-
tively with these businesses to relocate to 
more suitable sites elsewhere in Jackson.


Screening & Buffering
Where traditional industrial development 
is within close proximity to residential 
areas, businesses should be encouraged to 
install screening elements such as board-
on-board fencing and landscaped buffers 
to better insulate activity and protect adja-
cent neighborhoods. Front and side yard 
landscaping should also be encouraged to 
improve the character of industrial uses. 
This is especially applicable for businesses 
that are visible from or located on the same 
frontage as residential uses. In addition, 
all outdoor assembly, storage, and activity 
areas should be well-screened or enclosed.


Design
As new office and business parks are 
developed, attractive and consistent 
building design should be encouraged 
to establish a professional and corporate 
environment that transforms employment 
areas into greater community assets. 
Buildings should be appropriately sited 
and maintained with attractive landscap-
ing. In addition, on-site amenities, such 
as trails, recreation areas, outdoor eating/
gathering areas, wooded areas, etc. can be 
provided to enhance the character of the 
area and provide an attractive and healthy 
environment for employees and nearby 
residents. For example, naturalized deten-
tion ponds can serve a dual role as a storm 
water management tool and attractive 
setting for a walking path. 
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McKellar-Sipes 
Regional Airport
Located seven miles east of Downtown 
Jackson, the McKellar-Sipes Regional 
Airport accommodates freight and 
commercial passenger operations. The 
airport originally served as a military avi-
ation training center, but ownership was 
granted to both the City of Jackson and 
Madison County following World War II. 
The Airport is governed by a 5-member 
Airport Authority, which oversees the 
Airport’s more than 800 acres. As the 
airport continues to grow and expand its 
operations, the City should work with 
Madison County to ensure land is pre-
served for future airport growth and that 
surrounding development is compatible 
with airport operations. As shown in the 
Land Use Plan, the area surrounding the 
airport has been identified as a desirable 
location for future business park devel-
opment.
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WORKFORCE 
DEVELOPMENT
 A skilled and talented workforce drives 
the local economy by providing trained 
employees for local businesses. The ability 
to market a skilled workforce as an asset 
is also critical in business recruitment. 
During the Civic Master Plan outreach 
process, both residents and business own-
ers cited a need for workforce develop-
ment programs to provide local employees 
both young and old with the skills nec-
essary to fill the needs of established and 
emerging industries in the Jackson region. 
Several existing programs that have may 
have capacity to expand include:


 • Jackson State Community College. 
Jackson State Community College 
( JSCC) offers a dynamic workforce 
development program that includes 
specialized industrial training, 
certification, and soft skill programs. 
JSCC offers associate’s degree 
curriculum, as well as certification in 
a variety of medical specializations, 
such as phlebotomy, EKG technician, 
medical assistant, and paramedic. The 
courses are offered on campus or can 
be provided at business facilities.


 • Tennessee Technology Center at 
Jackson. The Tennessee Technology 
Center at Jackson (TTCJ) provides a 
variety of vocational and educational 
training for students of all ages, and 
its mission is to be “the premier 
provider of workforce development in 
the region.” TTCJ offers adult courses 
such as GED and English language 
instruction, as well as a variety of 
18 full-time certificate/diploma 
programs in healthcare, computing, 
and industrial fields. The latest full 
time enrollment numbers available 
suggest attendance of roughly 400 
students. The TTCJ main campus 
is located just west of Jackson near 
the intersection of US Route 70 
and Smith Lane, adjacent to the 
McKellar-Sipes Regional Airport, but 
classes are also taught in a satellite 
location at Jackson State Community 
College. 


By facilitating partnerships with local 
educational institutions and employers, 
the City can assist in the creation of com-
prehensive and accessible job training and 
educational programs. The City should 
work closely with JSCC, TTCJ, and other 
local colleges and universities to identify 
opportunities for further enhancement, 
marketing, and success of these workforce 
development programs.
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As part of the comprehensive planning process, subarea plans were 
created for five distinct areas within the City: Downtown Jackson, Old 


Hickory Boulevard, Oman Arena, Airways Boulevard, and South Highland 
Avenue. 


SUBAREA 
PLANS


These areas were identified through the public 
outreach process as areas in need of attention because 
of a range of factors including opportunities for 
development, likelihood of key redevelopment within 
the near term, and their significant contribution 
to the image and economic health of the Jackson 
community. The subarea plans provide greater detail 
and define priority opportunity sites, land use and 
development concepts, transportation connectiv-
ity and mobility improvements, and urban design 
enhancements. 


The focus of each subarea plan is to determine 
priority initiatives that could significantly impact the 
community’s economic vitality and incentivize private 
investment over the next 3-5 years. The subarea plans 
are not intended to be exhaustive long-term plans, but 
rather strategic short-term plans that will allow the 
City to prioritize immediate and impactful actions, 
investments, and policies.


KEY
Downtown Subarea
Old Hickory
Boulevard Subarea
Oman Arena Subarea


Airways Boulevard 
Subarea
South Highland 
Avenue Subarea
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DOWNTOWN 
JACKSON 
SUBAREA
A key to developing short-term strat-
egies for the Downtown area is to first 
determine how to best define “Downtown 
Jackson.” The Downtown Jackson subarea 
plan comprises the area between the 
vacant railroad right-of-way (between 
West Alley and Riverside Drive) on the 
west side of Downtown to Royal Street 
on the east, and from Chester Street on 
the south to College Street on the north. 
The area includes a significant collec-
tion of governmental, cultural arts, and 
transportation facilities and amounts to 
approximately 120 acres of land.


Maintaining & 
Expanding a Critical 
Mass of Businesses


 • Concentrate on the Downtown Core 
(Shannon Street to Cumberland 
Street)


 • Occupy and activate key buildings 
and spaces in the Downtown Core


 • Encourage and promote additional 
Downtown gatherings and events


The short-term plan for Downtown 
Jackson addresses three major needs: 1) 
enhancing the Downtown’s economic 
vitality, 2) improving Downtown’s phys-
ical appearance to encourage investment, 
and 3) strategically addressing Downtown 
land use and development needs. While 
the larger Downtown area contains a wide 
variety of conditions, uses, and needs, the 
City should focus its short-term efforts 
on sustaining and enhancing the historic 
“Downtown Core.”


To maintain and enhance Downtown 
Jackson, it is vital that the area capitalize 
on a clustered, critical mass of anchor 
institutions and businesses within the 
Central Business District. The City 
should focus on a 15-block area identified 
as the “Downtown Core.” The blocks 
between Shannon Street and Cumber-
land Street should include ground floor 
retail wherever possible and contain most 
of Downtown’s important anchors and 
attractions. 


Priority should be given to filling vacant 
storefronts within this 15-block area 
and to infill opportunities to strengthen 
the Downtown Core (identified on the 
Downtown Vacancies diagram). By 
reinforcing this 15-block area as the 
downtown business, retail, and restaurant 
core, the City can build the critical mass 
necessary to maintain a thriving down-
town district. Once that critical mass is 
established, it may be able to grow beyond 
the 15-block Downtown Core.


Downtown Jackson Subarea Vacancies & Focus Areas
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Promotion & Events
For the downtown retail and restaurant 
environment to survive, assistance may 
be needed in the form of promoted 
community gatherings and events. As the 
symbolic heart of the City, it is natural 
for community events to be held in and 
around the Downtown area. While the 
Farmers Market has been a contributor 
in bringing additional activity into the 
Downtown area, additional communi-
cation and collaboration is necessary to 
leverage community events to benefit and 
sustain the Downtown area.


The City, community, and local business 
groups such as the Downtown Jackson 
Development Corporation, Jackson Area 
Chamber of Commerce, and African 
American Chamber of Commerce should 
continue to foster downtown events and 
promote Downtown as a prime location 
for community gatherings. Not only will 
these events bring more business to the 
Downtown area, but they also have the 
ability to showcase the City’s landmarks, 
history, and commitment to downtown 
improvement.


Consistent  Retail 
Environment
In addition, the City should encourage 
consistent business hours for retailers and 
restaurants in the Downtown area so that 
shoppers and visitors can depend upon 
Downtown as a more reliable commercial 
center. Communication among downtown 
retailers and restaurants is essential to 
maintaining a critical mass and keeping 
Downtown open and active during special 
community events and gatherings.


Downtown Perspective
This illustration shows the short-term infill 


opportunities and recommendations in red
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Maintain & Enhance 
Downtown’s Physical 
Environment


 • Reduce the prominence of surface 
parking lots and add landscape 
requirements


 • Consider a facade grant program 
to enhance existing storefronts and 
structures


In addition to enhancing Downtown’s 
economic environment, maintenance 
of Downtown’s physical environment is 
also necessary to encourage investment. 
While the City of Jackson has done an 
admirable job implementing sidewalk and 
landscape treatments along most streets 
within the Downtown Core, they should 
be vigorously maintained and protected 
to keep Downtown attractive, walkable, 
visible, and safe. 


Parking Lot Enhancements
One of the most significant challenges to 
Downtown Jackson’s physical and busi-
ness environment is the presence of sev-
eral large, vacant parcels, many of which 
are used for surface parking. These inter-
ruptions in the pedestrian environment 
signal to shoppers that it’s time to stop 
and walk the other direction. To further 
improve the appearance and walkability of 
the Downtown Central Business District, 
initiatives should be undertaken to reduce 
the prominence of large surface parking 
lots and maintain street front facades in 
the Downtown area. City centers thrive 
on clustered businesses and attractions 
and a strong sense of walkability. 


The City has done an excellent job trans-
forming vacant parcels near the courthouse 
into small pocket parks. To build upon that 
momentum and enhance the downtown 
pedestrian environment, additional strategies 
should be undertaken to develop key parcels 
in place of surface parking lots and add land-
scaping requirements along the edges and 
within parking lots that are to remain. The 
intention is not to reduce parking capacity in 
and around the Downtown area. Rather, the 
need is to create continuous storefronts along 
Downtown’s major streets and move surface 
parking to the periphery of the district. 


Parking lot landscape strategies include 
requiring 6-8 foot landscaped buffers 
between sidewalks and surface parking 
areas and landscape islands within park-
ing lots of 20 spaces or more (require one 
landscape island no less than 150 square 
feet and one tree no less than 3.5 inches 
in caliper for every 20 surface parking 
spaces). These landscape requirements will 
not only improve Downtown’s appearance 
and consistency, but can also have positive 
environmental impacts by providing shade 
and reducing impervious surface area.


Downtown Jackson Parking Areas
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Façade Improvements
Jackson should also consider a façade 
maintenance and improvement fund to 
enhance and maintain downtown store-
fronts and facades. An annual budget of 
$25,000 - $50,000 is suggested to sustain 
a matching grant program where property 
owners submit their plans for approval, 
improve their facades, and receive reim-
bursement of up to 50% of the costs of 
maintaining and improving their street 
front façades. Similar programs have been 
successful in incentivizing downtown 
upkeep and could be used for repainting 
the greyhound bus station and other 
downtown landmarks, updating paint and 
windows on downtown storefronts, or 
enhancing downtown facades in accor-
dance with the area’s character.


Facade Improvements
1) Recently renovated facades , 2) historic Grey-


hound station facade, 3 & 4) facade in need of 
improvement


1


2 3


4
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Opportunistic 
Development 
Outside of the Core


 • Focus on residential and office uses 
between Cumberland Street and 
Royal Street with limited commercial 
retail


 • Commercial retail development is 
stable along Royal Street


 • Encourage infill development in 
Downtown West between Downtown 
Core and Jackson Walk


Outside of the “Downtown Core” the 
City should focus on specific land uses 
within various character areas. To main-
tain the critical mass and vitality of the 
Downtown core, commercial retail and 
restaurants should be strongly encouraged 
in the core and limited or restricted in 
other downtown districts. 


Residential & Office
The area between Cumberland Street and 
Royal Street should focus on residential 
and office development (and very limited 
if any commercial retail). A stronger 
mass of residential and office facilities are 
needed in this area east of the Downtown 
Core to support downtown retailers and 
restaurants. In turn, these retailers and 
restaurants will be more successful and 
sustainable if they are clustered in one 
location and not spread throughout the 
Downtown district. To improve walk-
ability and connectivity, parking should 
generally be provided to the rear of new 
residential and office developments, not 
between new buildings and the public 
street.


While some commercial retail develop-
ment is appropriate and acceptable in the 
Royal Street corridor, commercial retail 
in that area should be more automobile 
oriented (as exists today in the form of 
Popeye’s, Dollar General, etc.).


“Downtown West” includes a variety of 
office and industrial uses. As with the 
area to the east of the Downtown Core, 
additional office, residential, and business 
development should be encouraged in 
Downtown West with limited to no 
commercial retail. 


Downtown Jackson Gateways
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Connectivity
Additional steps should also be taken to 
improve connectivity between Jackson 
Walk, the Farmers Market, and Down-
town Jackson. Pedestrian connectivity 
to the south, across Chester Street to 
the Civic Center, should be improved at 
South Highland Avenue, South Liberty 
Street, and South Church Street. Finally, 
aesthetic and gateway improvements 
should be considered to South Highland 
Avenue to highlight entryways into the 
Downtown Core.


Pedestrian improvements should be 
installed along Chester Street to provide 
adequate connectivity between Down-
town Jackson and the civic and business 
areas south of Chester Street. Highly 
visible pedestrian crossings are recom-
mended at Highland Avenue, Liberty 
Street, and Church Street. These improve-
ments should consider curb extensions 
at the corners, improved cross-walks, 
raised medians if possible, and improved 
signalization


Crosswalks
With the proposed expansion from the 
Downtown core to Downtown west, 
residential/office and commercial corridor, 
the pedestrian/vehicular friendly features 
in the core area should be incorporated 
into the other areas. The intersection 
pedestrian bump outs provide for a 
shorter pedestrian crossing and create 
opportunities for additional streetscape-
ing. Raised mid-block cross-walks stra-
tegically placed between high pedestrian 
trip generators, such as the one between 
City Hall and the County Court House, 
provide an additional level of protection 
and function as speed humps for vehicles. 


In the Residential and Office area from 
Cumberland Street to Royal Street, the 
east/west block lengths are substantially 
longer than in the Downtown core 
area. As infill takes place and additional 
facilities are developed, consideration can 
be given to the installation of mid-block 
raised cross-walks.


Roundabouts
A roundabout is currently under design 
at the intersection of Highland Avenue 
and Lafayette Street. While roundabouts 
are noted for reduced crashes, better 
pedestrian safety, and speed control, 
when designed properly they do require 
additional right-of-way, which may not 
be available at other downtown inter-
section locations. Once constructed, the 
operations of the roundabout should be 
monitored by the Engineering Depart-
ment and if appropriate, considered for 
other downtown intersection locations. 
Some potential for a new roundabout 
may exist along Chester Street, which is 
the southern boundary of the identified 
Downtown area.
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OLD HICKORY 
BOULEVARD 
SUBAREA
The Old Hickory Boulevard subarea 
includes North Highland Avenue, the 
City’s main north-south thoroughfare 
from North Parkway/Business 412 on 
the south to Tinker Hill Road, just 
north of Old Hickory Mall. The subarea 
also includes Old Hickory Boulevard 
from Rosenblum Drive on the west to 
North Parkway on the east. Old Hickory 
Mall opened in 1967 as the first major 
commercial center outside of Downtown 
Jackson and was followed by several 
decades of vehicular oriented commercial 
retail development. While Old Hickory 
Mall remains a viable shopping center, 
the closing of large strip center anchors 
such as Service Merchandise and new 
commercial development along the 45 
Bypass in north Jackson has led to decline 
of inline retail centers in the Old Hickory 
area.


Redevelop 
Jackson Plaza
A clear first step to enhancing the Old 
Hickory Boulevard area is redevelopment 
of a portion or all of the Jackson Plaza 
shopping center. In addition to potential 
code and safety issues, the deteriorated 
condition of Jackson Plaza is problem-
atic to the perception of the area and a 
disincentive to private investment and 
development. Steps should be taken to 
redevelop the former Service Merchan-
dise building at a minimum. More aggres-
sive measures to redevelop the eastern 
half of or the entire site are encouraged 
to maintain and enhance one of Jackson’s 
oldest and most centrally located com-
mercial areas.


Redevelopment of the Jackson Plaza site 
should front Old Hickory Boulevard and 
push parking to the side or rear. This more 
contemporary development style fosters 
walkability, reduces traffic, and provides 
an opportunity to build synergy between 
Jackson Plaza, Old Hickory Mall, and 
surrounding retailers. 


The best potential redevelopment scenario 
for the Jackson Plaza site would be an 
area attraction that would bring visitors 
and patrons to the area, complementing 
Old Hickory Mall and other nearby 
retailers. Possible uses include an enter-
tainment facility (Top Golf, Main Event, 
or Dave and Busters types of attractions), 
convention/civic center, or a concert/event 
or recreation facility.


Old Hickory Boulevard Subarea
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Encourage 
Redevelopment of 
Highland Avenue 
Corridor
While the area has experienced some level 
of investment and redevelopment along 
the east side of Highland Avenue, addi-
tional improvements can further enhance 
and improve the area’s appearance and 
economic vitality. As with the Starbucks 
Coffee that is currently under construc-
tion along North Highland Avenue, 
upgrades to buildings (façade improve-
ments, modernization, and/or better prop-
erty upkeep) combined with a transition 
toward higher quality (non-discount) 
retailers will help improve the appearance, 
vitality, and sustainability of the Old 
Hickory Mall area. Similar to Down-
town, the City of Jackson might want 
to consider a façade improvement grant 
program for highly visible properties 
along Highland Avenue. Corridor design 
standards, discussed in the next section, 
should also be considered for Highland 
Avenue including reduced setbacks, park-
ing behind or to the side of buildings, and 
access management strategies to reduce 
curb cuts and vehicle/pedestrian conflicts 
along North Highland Avenue. 


Enhance 
Streetscaping & 
Design Standards
As a main gateway between I-40 and 
Downtown Jackson, the appearance and 
condition of North Highland Avenue 
does not present an appropriate, favorable 
image of the City. Streetscape and 
landscape improvements should include 
6-8 foot landscape buffers between travel 
lanes and pedestrian sidewalks and 8-12 
foot sidewalks. Roadside landscaping, 
roadway lighting, and pedestrian scale 
lighting should also be considered. Where 
redevelopment occurs, new buildings 
should be located at the sidewalk and 
steps should be taken to reduce the num-
ber of curb cuts along the roadway. Where 
surface parking remains next to pedestrian 
sidewalks, a 6-8 foot landscape buffer 
should separate sidewalks and adjacent 
parking areas.


Similar to Highland Avenue, the Old Hick-
ory Boulevard corridor should be improved 
to enhance connectivity to surrounding 
residential areas and improve the pedestrian 
environment and experience. Streetscape 
and landscape improvements should include 
6-8 foot landscape buffers between travel 
lanes and pedestrian sidewalks and 8-12 
foot sidewalks. Roadside landscaping, road-
way lighting, and pedestrian scale lighting 
should also be considered. 


Where redevelopment (e.g. Jackson Plaza) 
or outparcel development (e.g. Old Hick-
ory Mall) occurs, new buildings should 
be positioned at the back of sidewalks. 
For outparcel development, 1-2 rows of 
parking between the public street and new 
construction is allowable, but not preferred. 
The City should seek to limit the distance 
between roadways and commercial store-
fronts as much as possible with streetscape 
enhancements and new development along 
major roadways. Where surface parking 
lots remain next to pedestrian sidewalks, a 
6-8 foot landscape buffer should be imple-
mented to separate sidewalks and adjacent 
surface parking areas and steps should be 
taken to reduce the number of curb cuts 
and potential vehicular/pedestrian conflicts 
along Old Hickory Boulevard.


Old Hickory Boulevard Section
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Old Hickory Road Diet
Based on current and anticipated future 
traffic volumes, there is an opportunity 
to reduce the laneage along Old Hickory 
Boulevard from a five-lane section to a 
three-lane section, providing the oppor-
tunity for associated bike lanes or wide 
outside lanes.


Depending upon the future status of the 
Jackson Plaza development, there is a 
long-range opportunity for the reloca-
tion of Old Hickory Boulevard through 
or along the southern boundary of the 
Plaza property. This potential realignment 
would merge a substantial portion of the 
Plaza property with the Old Hickory 
Mall, but would be subject to any future 
redevelopment plans for the Jackson 
Plaza.


Before


Old Hickory Boulevard Road Diet Visualization
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OMAN ARENA 
SUBAREA
While the Downtown Jackson and Old 
Hickory Boulevard subarea plans focus 
on enhancing the vitality of commercial 
center, the Oman Arena subarea plan 
seeks to improve a series of community 
facilities and anchors. The Oman Arena 
subarea includes Madison Academic 
Magnet High School, Oman Arena, Jack-
son Central Merry High School, Jackson 
Housing Authority’s Allenton Heights 
development, and Lane College. 


Structural Analysis 
of Oman Arena
A key first step to addressing the chal-
lenges of the Oman Arena Subarea is to 
confirm the longevity of the arena itself. 
Over the last several years, use of the 
arena has declined due to the growing 
needs of concert promoters and apparent 
limitations to hang speakers and equip-
ment from the structure’s roof.


A structural analysis of the arena must 
be undertaken to determine the facility’s 
ability (through structural reinforcement 
or the purchase of an interior frame and 
suspension system) to support community 
events and concerts. The structural study 
should determine the potential strategies 
and costs to improve the structure and 
clarify the future of the arena.


Oman Arena Subarea
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Oman Arena Campus 
Enhancements


 • Remold Oman Arena, Madison 
Academic Magnet and Jackson 
Central Merry into a campus 
environment


 • Reorganize and landscape arena 
parking and access streets


The Oman Arena campus today contains 
various connections to Madison Academic 
High School and Jackson Central Merry 
High School. However, the campus is in 
poor condition and lacks designed linkages 
between the three facilities.


While there are several use and cost-shar-
ing issues that must be addressed between 
the City of Jackson and Jackson-Madison 
County School System, the campus should 
be redesigned and improved to:


 • Create a strong pedestrian link 
between the two high schools and 
Oman Arena


 • Enhance traffic flow and parking 
by providing a vehicular connection 
between Lane Avenue and Allen 
Avenue


 • Increase landscaping and reduce 
asphalt parking surfaces


The Oman Arena campus plan provides 
a new north-south drive linking Lane 
Avenue to Allen Avenue and restructures 
the Arena’s parking to maintain a significant 
parking count while providing additional 
green space and tree cover. In addition to 
circulation and parking improvements, the 
design enhances the connection between 
Madison Academic and the arena and revi-
talizes the link between the arena and Jack-
son Central Merry High School. Finally, 
the design provides a small parking area and 
green link between Oman Arena and the 
field area behind Madison Academic.


Connectivity Improvements
Key first steps include maintenance and 
enhancement of the walkway between 
Madison Academic, Oman Arena, 
and Jackson Central Merry, as well as 
removing a portion of the pedestrian 
canopy between Madison Academic and 
Oman Arean to allow vehicular connec-
tivity through the site. These connectivity 
strategies are vital to enhancing the use of 
the arena and associated public facilities. 
Other greening and parking strategies can 
be addressed over time.


Oman Arena Campus Plan
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Enhance Lane 
Avenue & Improve 
Connectivity
Lane Avenue is an important connec-
tion and gateway to the subarea high 
schools, Oman Arena, and Lane College. 
However, there is no visual connection or 
visual cues along North Highland Avenue 
to indicate the presence of these major 
community facilities from the City’s 
major north-south thoroughfare.


Enhancements should be made to Lane 
Avenue to provide a gateway to these 
important facilities and maintain traffic 
flow while improving pedestrian and 
bicycle connectivity. Improvement should 
include:


 • Gateway signage/identifiers and 
enhanced paving at the intersection 
of Lane Avenue and North Highland 
Avenue. A landscaped median could 
also be considered at Highland 
Avenue as a gateway to the Lane 
Avenue corridor.


 • New landscape buffers, street trees, 
and sidewalks linking Highland 
Avenue to the arena, high schools, 
and Lane College


 • Intersection improvements, 
including high visibility crosswalks 
or a roundabout at Lane Avenue and 
North Royal Street


 • Enhancements to the Lane Avenue 
frontage of Jackson Central Merry 
High School


 • Enhancement of the entrance to 
Lane College by expanding upon 
the current campus signage with 
additional landscaping and roadway 
paving improvements. Tactile 
intersection paving or a raised speed 
table should be consider along Lane 
Avenue between North Hays Avenue 
and Ridley Drive, where pedestrian 
traffic is heaviest


Oman Arena Gateways
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Lane Avenue Road Diet
Lane Avenue from North High Avenue 
to North Royal Street is a wide four-
lane facility that is underutilized from 
a capacity standpoint. In addition to 
recommended streetscape improvements, 
the cross-section could be reduced to 
three-lanes with bike lanes on either side, 
which can adequately accommodate the 
traffic demand.


Intersection improvements, such as 
raised/contrasting cross walks, traffic 
signal modifications and ADA improve-
ments should be made at the key inter-
sections of N. Highland Avenue/Lane 
Avenue, N. Royal Street/ Lane Avenue, 
Lane Avenue/N. Hays Avenue and the 
intersections created by the proposed 
north-south street. These enhancements, 
along the previously identified Lane 
Avenue modifications will provide an 
improved corridor serving Lane College


Before


Lane Avenue Road Diet Visualization
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AIRWAYS 
BOULEVARD 
SUBAREA
Airways Boulevard is an east-west corri-
dor that connects the Highway 45 Bypass 
on the west side of town to Downtown 
Jackson. The western end of the corridor 
is comprised of a variety of industrial uses 
that are heavily oriented to automobile 
and truck traffic. The east end of the corri-
dor between Sterling Street and Johnson 
Street is a commercial corridor that serves 
the surrounding neighborhoods.


While the corridor exhibits a series of 
needs including economic stabilization, 
pedestrian improvements, beautifica-
tion, and utility management, the key 
node along the corridor is the intersec-
tion of Airways Boulevard and North 
Fairgrounds Street. This intersection, 
between Hollywood Drive and Lambuth 
Boulevard, has the greatest potential for 
improvement that could catalyze further 
enhancements in the area. 


Airways Plan – Before


Airways Plan Boulevard Corridor
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Catalyst for 
Neighborhood 
Improvement


 • Focus redevelopment on north side of 
Airways Boulevard at N Fairground 
Street, promoting a commercial 
neighborhood node in place of 
existing gas stations


 • Position new buildings along the 
Airways Boulevard sidewalk


 • Develop a commercial neighborhood 
node as a catalyst for neighborhood 
enhancement along Hollywood Drive, 
N. Fairground Street, and Lambuth 
Boulevard


The intersection of Airways Boulevard at 
Hollywood Drive and North Fairground 
Street is currently occupied by three gas 
station/convenience stores. The area occu-
pies a key crossroads between a residential 
area to the south, industrial/employment 
area to the west, struggling residential 
area and University of Memphis Lambuth 
Campus to the north, and Downtown 
Jackson to the east. 


The concept for Airways Boulevard 
focuses on redevelopment of the gas sta-
tion/convenience store facilities on either 
side of Fairground Street. Redevelopment 
of these parcels into 2-3 story commercial 
buildings along Airways Boulevard would 
accomplish several goals and needs:


 • Provide a community anchor with 
potential for a greater variety of goods 
and services (beyond convenience 
store items)


 • Establish a new gateway to 
the community and a south 
entrance to the Lambuth Campus


 • Provide a potential catalyst to 
residential improvement and 
redevelopment between Airways and 
the Lambuth Campus


 • Improve the area’s overall appearance 
and business environment


Combined with investment activity that 
is occurring on the south side of Airways 
Boulevard, the intention of this nodal 
redevelopment is to create a catalyst 
that improves the corridor, benefits the 
surrounding neighborhood, and provides 
a southwest anchor to the City’s ongoing 
neighborhood investment and improve-
ment activities west of Downtown Jackson.


Before


Airways Plan Boulevard Visualization







ONE JACKSON CIVIC MASTER PLAN112


August 2015 / Prepared by Houseal Lavigne Associates


Encourage Long Term 
Reinvestment


 • Consider public park/plaza at 
intersection of Airways and 
Hollywood Drive


 • Consider sidewalk/landscape 
enhancements


When successful, redevelopment of the 
intersection of Airways Boulevard and 
North Fairground Street can lead to addi-
tional area improvements. If the third gas 
station/convenience store can be acquired 
or redeveloped as part of the intersection 
enhancement, a community park, gather-
ing space, or architectural landmark can 
be provided. Redevelopment of this node 
should also provide a precedent for area 
sidewalk and landscape improvements.


Potential sidewalk and landscape 
enhancements include:


 • Provide a 4-6 foot landscape buffer 
between Airways Boulevard and 
adjacent sidewalks to improve 
safety and walkability


 • Provide 6-10 foot sidewalks along 
both sides of Airways Boulevard


 • Position redevelopment at the back of 
sidewalk and enact regulations to limit 
parking between Airways Boulevard 
and new development (no more than 
one row of parking between public 
streets and primary facades) 


 • Require landscape buffers between 
sidewalks and surface parking areas


 • Attempt to relocate overhead 
utilities behind new development or 
underground. While undergrounding 
utilities can often be expensive, 
relocating overhead utility runs off 
of the corridor and behind new 
development is an acceptable method 
to improving the corridors pedestrian 
environment and appearance


Transportation 
Improvements
The City has identified some drainage 
concerns along the corridor that may 
require associated street improvements to 
adequately address. Along the street seg-
ment from the US 45 Bypass to Woodruff 
Street, as drainage improvements are 
made, the damaged and crumbling curb 
and gutter needs to be replaced and stan-
dard width driveway aprons need to be 
installed along with sidewalk replacement.


Memphis Lambuth 
Connection 
At the intersection of Airways Boulevard 
and Hollywood Drive, consideration 
should be given to reducing the street 
cross-section from four lanes to three 
lanes with a bike lane on either side 
of the street. This would provide for a 
bicycle connection between the Univer-
sity of Memphis Lambuth campus and 
Downtown in addition to facilitating the 
landscape and sidewalk improvements 
previously identified.


Airways Plan
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SOUTH 
HIGHLAND 
AVENUE 
SUBAREA
The South Highland Avenue Subarea 
includes just over 1 mile of commercial 
corridor from the railway just north of 
the Catfish Cabin to the Madison South 
Shopping Center and Rebel Road to 
the south. While there has been recent 
reinvestment along South Highland 
Avenue over the last several years, the 
corridor contains a variety of opportunity 
sites. 


As part of a series of stakeholder inter-
views conducted in 2014, several stories 
were relayed concerning the difficulty of 
attracting investment to the South High-
land area. If private development is not 
recognizing or capitalizing on the South 
Highland market, assistance may be 
needed to evaluate, establish, and commu-
nicate market opportunities and potential 
in South Jackson.


Prioritize Key Sites 
& Opportunities


 • Focus on Madison South Shopping 
Center leasing and improvements


 • Conduct demographic market study 
for South Jackson/North Chester 
Area and develop a proactive business 
recruitment strategy


 • Encourage infill development on key 
parcels


While South Highland Avenue is a vital 
commercial corridor for the southern end 
of the city (and North Chester County), 
the condition and significant number of 
vacancies at the Madison South Shopping 
Center and the number of vacant infill 
sites along the corridor reduce the area’s 
vibrancy, perception, and sense of place. Of 
paramount importance is addressing the 
appearance and large number of vacancies 
at the Madison South Shopping Center. 
The City should undertake proactive dis-
cussions with the ownership of the Madi-
son South Shopping Center to address any 
code violations and improve the property’s 
upkeep, activity, and appearance. 


Redevelopment of infill sites should 
improve the level of design and character 
for the corridor. Additionally, commercial 
development and/or commercial zoning 
should not be extended along the corridor 
outside of current commercial areas as 
it will further dilute redevelopment and 
infill opportunities.


Targeted Market Study
If the South Highland area is to reduce 
blight and realize its potential as a local 
commercial node, a proactive business 
strategy is needed. The City should 
consider a demographic market study that 
specifically targets the South Jackson/
North Chester area to identify market 
demand and commercial retail gaps that 
are underserved. The demographic market 
study should be linked to opportunity 
sites along the corridor and identify 
strategies to enable or partner with will-
ing property owners to occupy available 
spaces and key infill sites.


Corridor Standards







ONE JACKSON CIVIC MASTER PLAN114


August 2015 / Prepared by Houseal Lavigne Associates


Enact Corridor & 
Design Standards
In addition to a proactive economic strat-
egy, the City should consider improving 
the character and appearance of the corri-
dor through gateway treatments at either 
end of the corridor and general landscap-
ing/urban design enhancements. Corridor 
design standards should be considered 
to shape significant development or 
redevelopment activities along the South 
Highland Avenue Corridor.


While the corridor standards below are 
specifically for South Highland Avenue, 
the same standards may be considered for 
North Highland Avenue near Old Hick-
ory Mall and other arterial corridors that 
need attention within the City of Jackson. 
The City should consider implementing 
parking lot landscape recommendations 
for all commercial (office or retail) devel-
opment in Jackson.


Fronting the Corridor
Standards should include improved land-
scaping and pedestrian sidewalks along 
South Highland Avenue. Preferred char-
acteristics include a 6-8 foot landscape 
and lighting buffer between roadways and 
8-12 foot sidewalks. Where surface park-
ing lots abut roadways, a 6-8 foot land-
scape buffer should be located between 
sidewalks and parking lots. New develop-
ment should bring building facades closer 
to pedestrian sidewalks with a desired 
sidewalk width of 16-20 feet between the 
roadside landscape buffer and front of 
buildings. Landscape medians or specialty 
paving may also be considered where 
possible along South Highland Avenue.


South Highland Avenue Section
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Parking Standards
Landscape/site design standards for 
the corridor should limit the amount of 
parking located between development and 
South Highland Avenue. The attached 
corridor guidelines propose a maximum 
setback based upon the size of new 
buildings to be developed:


 • New buildings should abut the back 
of pedestrian sidewalks along South 
Highland with parking to the rear 
or side


 • For developments of 50,000 square 
feet or less, the maximum building 
setback is 100 feet (no more than two 
rows of parking between the sidewalk 
and new buildings)


 • For developments larger than 50,000 
square feet, the maximum building 
setback is 300 feet


Parking lot landscape requirements 
should also be instituted requiring 1 
tree and landscaped island (no less than 
100-150 square feet with one tree no less 
than 3.5 inches in caliper) for every 20 
parking spaces. The City may consider 
requiring an even spacing of required trees 
and islands or allow developers to cluster 
landscape areas within parking lots. The 
goal is to soften the appearance of surface 
parking areas while providing shade 
and promoting more sustainable design 
features.


Parking Lot Diagram


Parking Lot Setback Diagram Preferred Building Placement


Parking Lot Standards
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The City of Jackson is well served by a roadway system that provides 
access, not only to adjoining cities and counties, but also to national 


destinations. I-40 is an east-west interstate that crosses the United States 
and provides connectivity to north-south interstate routes in Memphis and 
Nashville. The City’s system of highways, raods, trails, and sidewalks is a sig-
nificant factor to Jackson’s quality of life, contributing to the movement of 
goods and people.


TRANSPORTATION 
& MOBILITY


LONG RANGE 
TRANSPORTATION 
PLAN
In December 2012, the Jackson Area Metropolitan 
Planning Organization (MPO) adopted the 2040 
Long Range Transportation Plan (LRTP). The LRTP 
contains a significant amount of information related 
to the existing and proposed transportation system 
and provides a “road map” to maintain and improve 
the existing transportation system, while reducing 
auto trips and increasing active transportation. It 
focuses recommendations to improve traffic flow, 
network continuity, and the City’s and region’s classi-
fication system. It also includes strategies to provide 
a continuous, reasonable, and safe pedestrian and 
bicycle network throughout Jackson.


The intent of this Transportation and Mobility Plan 
of the Civic Master Plan is to support the recom-
mendations of the LRTP as a recently adopted and 
publicly supported plan for the City of Jackson and 
the surrounding region. For more detailed discussion 
of topics and recommendations discussed in this plan, 
please refer to the Jackson Area MPO 2040 Long 
Range Transportation Plan.


ROADWAY 
CLASSIFICATION
Roadways within the City of Jackson are classified 
according to their intended function, balancing 
access to local destinations with mobility throughout 
the City. Each road in Jackson is designated with a 
functional classification as defined by the Tennessee 
Department of Transportation (TDOT). Within 
Jackson, the functional classifications include:


 • Interstates
 • Principle Arterials
 • Minor Arterials
 • Collectors
 • Local Streets 


There are three National Highway System routes 
passing through Jackson that serve as principal 
arterial roads. These are US 45 (north/south), US 70 
(east/west) and US 412 (east/west). The City is also 
served by numerous state routes and local city streets 
that contribute to the minor arterial and collector 
roadway system. Within the City boundaries, the 
roadways are considered “urban” while roads in Madi-
son County are referred to as “rural.”
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Roadway Level 
of Service
The year 2040 Network, which includes 
existing, committed, and planned projects 
as identified in the 2040 Long Range 
Master plan, suggests the majority of the 
Jackson roadway network will function at 
acceptable urban level of service (LOS) D 
or better. 


The LOS is a qualitative assessment of a 
road’s vehicular operating conditions. For 
local government comprehensive planning 
purposes, the LOS is an indicator of the 
extent or degree of service provided by, or 
proposed to be provided by, a facility based 
on and related to the operational charac-
teristics of the facility. LOS indicates the 
capacity per unit of demand for each public 
roadway. It is a standard measurement used 
by transportation officials which reflects 
the relative ease of traffic flow on a scale 
of A to F, with free-flow conditions being 
LOS A and the most congested conditions 
rated as LOS F. 


Significant Roadway 
Recommendations
The LRTP includes a wealth of research 
and roadway recommendations; therefore, 
there is no need to repeat each of those in 
this document. Nevertheless, some of the 
more significant roadway improvements 
addressed the LRTP that aim to reduce 
congestion, increase capacity, and increase 
LOS performance include:


1. Widen East University Parkway/
Cooper Anderson Road from North 
Highland Avenue to Old Medina 
Road.


2. Widen Ashport Road to a four lane 
typical section from Windy City 
Road to Old Humboldt Road.


3. Widen Campbell Street to a five lane 
typical section with continuous center 
turn lane from Near Ridgecrest Road 
to North Parkway.


4. Widen Christmasville Road to 12 
foot travel lanes with 8 foot shoulders 
from Interstate 40 to Ashport Road.


5. Extend Vann Drive eastward from 
North Highland to serve potential 
development north of I-40 


6. Modify the I-40/N. Highland 
interchange to a single point urban 
intersection (SPUI) to facilitate the 
extension of Vann Drive to the east.


7. Consideration of capacity/safety 
improvements to McCellan Road 
and Windy City Road where the 
development of private schools 
and a fire station have created peak 
hour congestion due to the activity 
associated with study drop-off and 
pick-up.
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US 45 SOUTH 
BYPASS
In both 1999 and 2003, tornadoes left 
debris blocking US 45 and temporarily 
cut off access to southern portions of 
the city. Figure 3 shows the paths of 
several Jackson tornadoes and existing 
US 45 within the impact area of the 
storms. Following the 2003 storms, the 
City of Jackson, Madison County, and 
the Jackson MPO agreed that a need 
existed for improved access between north 
and south Jackson, both for congestion 
and safety reasons. The City of Jackson 
initiated discussions with TDOT about 
a possible southern extension of the US 
45 Bypass to provide an alternate route 
between north and south Jackson and an 
additional crossing of the South Fork of 
the Forked Deer River.


In 2005, $4.0 million in federal funds 
became available for an extension of the 
existing US 45 Bypass from Airways 
Boulevard to US 45 as part of the SAF-
ETEA-LU High Priority Projects Pro-
gram. In July of 2007, TDOT Planning 
and Programming staff met with the City 
of Jackson and recommended that they 
prepare a Transportation Planning Report 
(TPR) formally identifying potential cor-
ridors to advance the project. The figure 
above indicates the various alignment 
options that were considered.


Prior to the TPR process, TDOT and 
the City of Jackson explored a number 
of options for extension of the US 45 
Bypass, but these received no support 
from permitting agencies because they 
all had a new crossing of the South Fork 
of the Forked Deer River. The current 
effort analyzes a new set of options, none 
of which propose a new crossing of the 
South Fork of the Forked Deer.


Benefits of the Bypass
The construction of a US 45 Bypass exten-
sion would address the decades old concern 
of limited access to South Jackson and the 
historic Bemis neighborhood. An additional 
route could be a catalyst for increased com-
mercial, industrial, and residential develop-
ment, which would add significantly to the 
municipal tax base. Shifting the majority of 
non-local traffic to a new bypass would also 
help facilitate corridor enhancements along 
the current route as noted in the Subarea 
Plans section of the Land Use & Develop-
ment Chapter


As a critical project for the long term health 
of South Jackson it is important that the City 
and TDOT continue to make progress on 
the proposed US 45 Bypass. The project is 
currently in the latter phases of the federal 
environmental review with the Environmen-
tal Assessment being completed and awaiting 
a formal public hearing on the document. 
Securing funding is the next primary con-
sideration and according to the 2040 LRTP, 
the US 45 South Bypass project is slated for 
completion between 2018 and 2025.


Southern Extension 
of SR 186/US 45 Bypass
The preliminary purpose and need for the project 
has been developed in consultation with stake-
holders. It includes: 1) Inadequate crossings of the 
South Fork of the Forked Deer River, which poses 
concerns for emergency response vehicles; 2) 
safety issues along US 45 and the US 45 Bypass; 
3) roadway geometrics that fail to adequately 
accommodate existing and projected traffic; and 
4) inadequate infrastructure to accommodate area 
growth and economic development. 


Source: Southern Extension of SR 186/US 45 
Bypass TPR, TDOT, March,2009
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LOCAL 
ACCESSIBILITY/
STREET 
CONTINUITY 
Connectivity within several of Jackson’s 
neighborhoods is hampered by the 
presence of numerous unconnected “stub 
streets”. While stub streets are beneficial 
when roadways in adjacent developments 
are made to align with one another, 
they often become a public safety and 
maintenance nuisance when they fail to 
be connected to the adjacent subdivision 
or neighborhood.


Often a stub street may exist for years 
prior to the development of the adjacent 
property the street was designed to con-
nect to. By that time, the residents living 
on, or adjacent to, the stub street have 
begun to consider it a cul-de-sac and do 
not want any additional traffic on “their” 
street and begin lobbying the planner, 
engineers, and elected officials not to 
approve any connections to streets within 
the new adjacent development. 


Model Stub Street 
Ordinance
There are model codes and ordinances that 
address the stub street issue. Review and 
adoption of stronger ordinances should be 
considered by the City; however, regardless 
of the ordinances in effect, political will 
must exist to follow through with subdivi-
sion connections to stub streets.


The following are some considerations for 
addressing stub streets:


 • Notes should be on all development 
plans that the stub street is a proposed 
connection and signage should be 
established to be placed at the end of 
stub streets stating the same. 


 •  If sidewalks are part of plans for 
other streets within the subdivision, 
sidewalks should be included on the 
stub street as well. 


 • Stub streets should not be shown 
on plans or approved by the city if 
the future extension of the street is 
not “constructable” due to physical 
features such as substantial grade 
changes, wetlands, streams, etc.


 • Educate local realtors on the purpose 
of stub streets.


 • Obtain emergency services (police, 
fire, ambulance) support for the 
continuation of a stub street into the 
adjacent subdivision or property.


 • Require connection to existing stub 
streets as a condition of approval for 
adjacent development.


Greenfield Dr


Greenfield Dr


Foxlea Dr


Skyridge Dr


Greenfield Drive
Potential Street Connections


End of existing stub 
streets
Connection to 
existing roadway
Potential street 
extension


Emerson Dr


Gracelyn Dr


Country Club Ln


Vann Dr


Gracelyn Drive
Potential Street Connections


End of existing stub 
streets
Connection to 
existing roadway
Potential street 
extension
Future potential 
development
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ROUNDABOUTS
The City of Jackson funded the design of 
the city’s first roundabout in 2014 at the 
intersection of North Highland Avenue 
and Deaderick Street. A roundabout 
is a circular intersection where traffic 
continuously flows to the right around a 
central raised island. Traffic entering the 
circle yields to the vehicles already in the 
circle. Roundabouts are less common in 
the United States than in Europe, but 
are gaining more acceptance with many 
installations in the northeast and some in 
other areas of Tennessee.


In locations where roundabouts have been 
installed, the Federal Highway Adminis-
tration (FHWA) has documented a 90% 
reduction in fatalities; a 76% reduction in 
injuries; a 35% reduction in all crashes; 
and with slower speeds which are safer 
for pedestrians. Roundabouts have also 
been shown to reduce vehicular conges-
tion during peak hours with typically less 
travel delay.


Potential Roundabout 
Locations
Prior to the decision to develop a round-
about, traffic flow patterns should be eval-
uated to determine if a roundabout is an 
appropriate intersection control measure. 
In the case of new street construction, 
such as the potential extension of Vann 
Drive to the east of North Highland 
Avenue, there are better opportunities to 
acquire right-of-way to accommodate the 
design in the initial phases of the project. 


Another opportunity for a roundabout 
would be as a component of any realign-
ment or modifications to Old Hickory 
Boulevard in the Old Hickory Boulevard 
subarea. 
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PUBLIC 
TRANSPORTATION
Public transportation in Jackson is 
provided by the Jackson Transit Authority 
( JTA). JTA currently operates 13 fixed 
route buses and seven paratransit buses 
to provide service to the eight established 
routes. As with practically all transit 
systems, JTA is funded through a mix of 
federal, state, and local sources. A minimal 
portion of the funds used to operate the 
system are collected through the fare 
box. JTA continually monitors its routes 
to make adjustments that will best serve 
the citizens. Due to their efforts, JTA has 
increased ridership by 20% over the past 
several years.


Growth Area Service
Of the eight routes within the JTA sys-
tem, all serve the area of the city between 
I-40 on the north and the Forked Deer 
River on the south. There is only route 
that serves South Jackson and the Bemis/
Malesus areas (Bemis/Tech Center) and 
one route that serves the northern growth 
area of Jackson (North Side Route). 


Throughout the community outreach pro-
cess for the Civic Master Plan, residents 
and stakeholders spoke to the need for 
expanded transit service to the portions of 
the city north of I-40. This area has grown 
significantly in recent years with the 
completion of numerous subdivisions and 
the expansion of commercial development 
along the Highway 45 corridor. In South 
Jackson, the potential development of 
the US 45 South Bypass brings with it 
increased potential for residential and 
commercial growth in South Jackson. 


Transit Mini-Hub
As development intensifies in North and 
South Jackson, the City should work with 
the JTA to evaluate routing and service 
schedules to ensure adequate transit access 
to residents in Jackson’s growth areas. 
In addition, as noted in the 2040 Long 
Range Transportation Plan, consideration 
should be given to establishing a mini-
hub at or in the Old Hickory Mall area. 
This is a location where a larger attractor 
and multiple routes intersect. A mini-hub 
could be incorporated with other poten-
tial subarea modifications.
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Transit & Land 
Use Planning
As stated in Land Use & Development 
Chapter, as subareas such as the Old 
Hickory Mall, Downtown Jackson, the 
Airways Boulevard corridor, and other 
locations such as the medical center and 
the introduction of the University of 
Memphis Lambuth campus grow and/or 
redevelop, the transportation demands in 
these areas will increase. The increase in 
transportation demand will include a por-
tion of the transit-dependent population. 
This is a positive benefit for the health of 
the public transit system. As expansion 
and redevelopment take place, JTA should 
be integrated with the overall planning 
component of any future developments to 
assure that potential transit components, 
such as sidewalk widths, transit stops, 
bus pull-outs, etc., have been properly 
considered.


JTA Partnership
Jackson’s vision of being the healthiest 
city in Tennessee should also be reflected 
in JTA’s future planning efforts. Most of 
the fixed bus routes cross or parallel the 
majority of the proposed trails/greenways, 
in addition to future. The transit system 
should reflect the vision of the city such 
as incorporating bike racks on the fixed 
route buses. Seeking community input 
on system changes such as routing and 
amenities etc., is critical to the health of 
the system. 


The City should consider expanded local 
funding options for the system such as 
a transportation utility, tax increment 
financing or tourist development districts, 
etc., to have local matching funds avail-
able for future competitive transit grants 
and to implement system upgrades as 
necessary. The City should also work in 
conjunction with JTA to establish a set of 
goals and work to develop other partner-
ships that will aid JTA in the community 
revitalization efforts.
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PEDESTRIAN 
FACILITIES
The analysis and development of recom-
mendations to accommodate and enhance 
pedestrian needs involves reviewing 
pedestrian facility design guidelines for 
sidewalks, walkway curb ramps, marked 
crosswalks, and transit stop treatments. 
The City of Jackson has an active program 
to expand sidewalks including taking 
advantage of available state grants for 
the implementation of sidewalks along 
the west side of North Highland Avenue 
between Parkway and Vann Drive.


Sidewalks & Walkways
The 2040 Long Range Transportation 
Plan contains a comprehensive list of 
sidewalk construction project recom-
mendations. The LRTP identifies 88 new 
sidewalk segments to provide pedestrian 
access to key destinations (i.e schools 
and parks), to fill major sidewalk gaps in 
the existing sidewalk system, to create a 
broader network of sidewalk connectivity, 
and to provide sidewalks on new streets. 
The projects are prioritized in three 
groups based on their impact and likely 
time frame for implementation.


ADA Accessibility
To ensure people of all abilities have 
equal access to transportation, commercial 
facilities, and government services, the 
Department of Justice (DOJ) published 
the ADA Act of 1990, Title III Regula-
tions, which included the ADA Standards 
for Accessible Design. Many state and 
local government agencies were slow in 
implementing the requirements due to 
cost and other considerations, which has 
prompted the DOJ to enforce compliance 
through lawsuits and settlement agree-
ments. Federal lawsuits regarding ADA 
non-compliance can result in expensive 
litigation and result in penalties of up to 
$110,000 for each violation.
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For Jackson to meet Americans with 
Disabilities Act (ADA) requirements, 
the City should conduct an inventory of 
existing pedestrian facilities to determine 
ADA compliance and begin retrofitting 
projects as part of a comprehensive ADA 
compliance program. An ADA compli-
ance program not only assures that new 
construction meets ADA guidelines, but 
also serves to inspect existing facilities 
such as sidewalks, curb ramps, pedestrian 
crossings, underpasses, and overpasses to 
determine the extent of improvements 
required for the City. If pedestrian facil-
ities are not in compliance, a transition 
plan should be developed to establish 
funding and timeframes for reaching 
compliance with ADA Standards. 


Pedestrian Crossings
Marked crosswalks indicate the optimal 
location for pedestrians to cross a street. 
While crosswalks are usually installed at 
signalized intersections, the safety and 
appropriateness of mid-block crosswalks 
should be evaluated by an engineer. In 
locations that require increased levels of 
pedestrian visibility for motorists who 
might not be expecting them, the follow-
ing enhancements can be incorporated 
into the crosswalk and street design:


 • Raised crosswalks: A raised crosswalk 
elevates the roadway by 3 to 6 inches, 
providing increased visibility for high 
pedestrian-travelled areas. 


 • Raised Medians: Raised islands in the 
center of a street provide pedestrian 
refuge and protect pedestrians from 
vehicles. 


 • Curb Extensions: Curb extensions, 
or “bump outs,” can be placed at 
intersections or mid-block crossings 
to extend the sidewalk into the street 
to improve pedestrian safety by 
calming traffic and shortening the 
crossing distance. 


 • Pedestrian Hybrid Beacons: 
Pedestrian hybrid beacons (PHB) 
provide protected pedestrian crossings 
by stopping road traffic using a 
specialized signal that is activated 
using a pedestrian push-button.


Raised Crosswalk Curb Extension
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BIKE & TRAIL 
NETWORK
“JumpStart Jackson” is the driving force 
behind a wide range of health and 
wellness-related programs and projects 
that have been initiated to improve and 
encourage active lifestyles. A critical 
element of a municipal program is the 
establishment of a bikeway system. The 
2005 Plan established the basis and the 
2040 Long Range Transportation Plan 
expanded the plans for a multi-modal trail 
system. The bike system includes options 
such as signage/wayfinding, “Share the 
Road” pavement markings, restriping 
of streets, lane reductions, paving for 
additional or wider bike lanes and wid-
ened shoulders. Full development of the 
recommended network will provide 103 
centerline miles of bicycle facilities.


Trails & Greenways
The importance of open space and 
commuting/recreational non-vehicular 
transportation has long been recognized by 
many of the more progressive communi-
ties throughout the United States and the 
world. Connecting various locations with a 
system of both on- and off-street facilities 
have been used as building blocks to create 
more livable communities. The significance 
of a viable park system and open space 
connected by a recreational trail system 
cannot be underestimated as an economic 
tool to attract business, as well as young 
and talented individuals to the area.


Trails, also referred to as shared-use paths, 
are pathways that are physically separated 
from motorized vehicular traffic by an 
open space or barrier and either within 
the highway right-of-way or within an 
independent right-of-way. Paths are most 
commonly designed for two-way travel. 


Successful shared-use paths often share 
similar design characteristics including:


 • Separation from traffic, preferably 
along scenic routes.


 • Minimal at-grade street crossings.


 • Frequent access to bicycle facilities on 
roadways.


 • Shorter travel distances than roadways, 
including connections between cul-de-
sacs and cut-through routes.


 • Connection to multiple destinations.


 • Location in proximity to residential 
or business areas, thereby increasing 
visibility and safety.


 • At-grade street crossings that provide 
bicycle and pedestrian facilities, as 
well as signage warning motorists of 
bicycle and pedestrian crossings.


 • Termination points that provide safe 
access from roadways, preferably at 
streets that are equipped with bicycle 
and pedestrian facilities.


KEY Bike & Trail Network
Existing Bike Path
Priority 1 Bike Path
Priority 2 Bike Path
Priority 3 Bike Path
Proposed Multi-Use Trail
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Future Trails
The Jackson Area MPO 2040 LRTP, 
recognized the importance of trails to the 
Jackson area by developing a list of nine 
potential trails for consideration. THose 
locations are:


 • Anderson Creek Greenway modified 
to include possible southward 
extension to connect with the South 
Forked Deer River Greenway


 • TVA Line Easement from Northstar 
Drive East to Cooper Anderson Road


 • Bayberry Drive North to Old 
Hickory Boulevard


 • Russell Road North to Wiley 
Parker Road


 • Downtown to Bemis Modified to 
include Sycamore Street south along 
abandoned rail line to and including 
a Greenway trail along the South 
Forked Deer River


 • Windy City Road east to 
Pleasant Plains Road


 • Currie Avenue east to Royal Street


 • TVA line at Keelange Cove north to 
Ashport Road


 • McCellan Road north to 
Ashport Road


FORKED DEER RIVER GREENWAY
The community has indicated a strong 
desire to better utilize the Forked Deer 
River corridor as a recreational amenity. 
The Downtown to Bemis trail includes the 
opportunity to incorporate the South Fork 
of the Forked Deer River as an additional 
recreational component. Connecting the 
river to the Jackson Walk development and 
Downtown fitness trail would create a trail 
that would build on the success and utiliza-
tion of these facilities. 


The use of the abandoned rail line begin-
ning in the vicinity of Sycamore Street 
near Sycamore Alley extending southward 
through the wooded natural area to the 
river could provide a natural, scenic route. 
The Anderson Creek Greenway should also 
be studied in more detail to determine if a 
southward extension to connect with the 
proposed South Fork of the Forked Deer 
River Greenway is environmentally and 
economically feasible.
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COMPLETE 
STREETS 
Complete Streets is a planning, design, 
and street operation policy that promotes 
convenient access to the transportation 
system regardless of mode. Complete 
Streets provide for pedestrians, bicyclists, 
motor vehicles, and freight operations all 
within the same right-of-way. Imple-
mentation of the concepts of Complete 
Streets often results in improved safety, 
lower transportation costs for end users, 
additional choice of mode, and improved 
accessibility (Several of the Complete 
Street concepts are recommended in the 
Subarea section of this report).


It is understood that there is no single 
approach to the implementation of Com-
plete Streets concepts and that solutions 
are highly dependent upon the area type, 
facility type, availability of travel modes, 
and users of the system. The right-of-way 
improvements included in the Airways 
Boulevard subarea plan are an example 
of a complete street application. The 
corridor improvements beginning west 
of Hollywood Drive along Airways and 
continuing eastward into the Downtown 
core represent both modal choice and 
improved accessibility.


Other examples are included in the Old 
Hickory Boulevard subarea plan along 
Old Hickory Boulevard and North and 
South Highland Avenue. These roadway 
cross-sections proposed to reallocate or 
expand right-of-way to include enhanced 
pedestrian facilities and in some cases 
bike lanes with outside-the-curb improve-
ments.


Funding Complete 
Streets Improvements
TDOT partnered with Smart Growth 
America in 2012 to study how to 
improve state transportation planning 
in a constrained fiscal environment. As 
outlined in the resulting study Transpor-
tation Process Alternatives for Tennessee 
- Removing Barriers to Smarter Transpor-
tation Investments, TDOT has made the 
implementation of multi-modal transpor-
tation improvements a in its evaluation 
of potential projects to receive funding. 
With more transportation improvement 
projects identified in the work program 
than can be funded, Complete Streets 
solutions will be viewed favorably based 
on their ability to achieve greater multi-
modal system efficiencies.


Subarea Plan 
Cross Sections
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Adopt a Complete 
Streets Policy
TDOT works with cities to allow for 
a flexible approach to context sensitive 
design through the Tennessee Environ-
mental Procedures Manual. The guidance 
states that “TDOT will serve as a partner 
with the citizens of Tennessee in creating 
cost effective transportation investments 
that consider all modes of transportation 
and complement the natural beauty, 
economic vitality and livability of the 
state.” A report titled Transportation 
Process Alternatives for Tennessee: 
Removing Barriers to Smarter Transpor-
tation Investments, completed in August 
2012, emphasizes the need to “apply 
Context Sensitive Solutions approaches 
consistently throughout the planning and 
design process in order to maximize flexi-
bility and tailor solutions to local needs.”


Jackson should consider adoption of 
TDOT’s Bicycle and Pedestrian Policy 
(Policy Number: 530-01), which allows 
this flexibility while providing for routine 
integration of bicycle and pedestrian 
facilities in the transportation system to 
improve mobility, access, and safety of 
non-motorized traffic. Elements of Com-
plete Streets are currently included in 
TDOT’s design standards and guidelines 
for construction of new transportation 
facilities. Handicap ramps, sidewalks, 
shared use paths, and bicycle lanes design 
details are all provided in the TDOT 
Standard Roadway Drawings. Typical sec-
tions in the Standard Drawings for urban 
roadways provide for sidewalks as well. 
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TRANSPORTATION 
FACILITIES 
MAINTENANCE
A critical element that is oftentimes over-
looked, under budgeted, and/or deferred due 
to financial considerations is the maintenance 
of existing facilities. Over the past several 
years, budgets for capital programs have been 
shrinking with a national emphasis shifting to 
enhanced maintenance and upkeep of existing 
infrastructure with the challenge to achieve 
maximum performance from the existing 
system. While not a completely inclusive list, 
the following are some major transportation 
system components where strategically spent 
maintenance funds can significantly increase 
the useful life of a facility.


Pavement 
Management 
The funds spent on paving streets can have 
a major impact on any city’s budget. The 
establishment of a pavement management 
system (PMS) can improve the quality and 
performance of pavement and minimize 
the cost of maintenance through best 
management practices. A PMS is a set of 
defined procedures for collecting, analyz-
ing, maintaining, and reporting pavement 
data to assist in finding optimum strategies 
for maintaining pavements in a serviceable 
condition over a given period of time. This 
typically involves an inventory of pavement 
condition and evaluation, a history of 
initial pavement, rehabilitation/reconstruc-
tion, traffic volumes, and costs. These fac-
tors are modeled to develop a serviceability 
rating and performance predictions that 
are used by the decision makers to budget 
the funds allocated to paving.


The intent of pavement management is 
to extend the life cycle of the pavement 
through maintenance procedures. These 
methods cost much less than a full overlay 
or reconstruction of the roadway and 
the funds spent for these treatments are 
targeted to specific areas identified as part 
of a city wide plan. 


Bridge Maintenance
The City of Jackson has 61 bridges within 
its corporate boundaries. Bridges are 
often the most valuable assets that a city 
owns with direct impacts to the traveling 
public. Bridges provide accessibility, not 
only for the motoring public, pedestrians, 
bicyclists, and transit riders, but also for 
emergency vehicles responding to crashes 
and/or other incidents. TDOT inspects 
these 61 bridges that are currently the 
responsibility of the City of Jackson on a 
bi-annual basis. 


As the maintenance of bridges is deferred, 
the cost of repairs can increase substan-
tially. Without a programmed effort, 
funds cannot be budgeted on an annual 
basis to address the already existing defi-
ciencies. Risk associated with bridges can 
be mitigated with the implementation of 
a preventive maintenance system and even 
further through the integration of a mod-
ern maintenance management system. 


Currently, the City does not have a bridge 
preservation system in place. While the 
Tennessee Department of Transporta-
tion (TDOT) provides bi-annual bridge 
inspections (for every structure over 20 
feet in length), the City should utilize the 
TDOT inspection reports to prioritize 
bridge maintenance based on level of defi-
ciency, public safety, available funding, etc.


Signage 
The FHWA requires agencies (includ-
ing municipalities) to implement a sign 
assessment or management method to 
maintain minimum levels of retroreflec-
tivity for regulatory and warning signs. 
While no compliance date has been 
set (at the time of this report), agencies 
should install necessary signage and 
replace non-compliant signs to ensure the 
safety of the motoring public and deter 
lawsuits against the City. 


Sign replacement is a maintenance cost 
that most municipalities do not think 
about. This cost should be added to 
Jackson’s CIP process to ensure progress 
is made toward compliance. The City 
should consider implementing a street sign 
inventory prior to any federal requirements 
being in effect, which would benefit day 
to day maintenance operations related to 
sign replacement and knock downs. A 
sign inventory could be a part of an overall 
right-of-way/public facilities inventory that 
could include all utilities (electrical, gas, 
water, sewer, telecommunications, right-of-
way, and roadway geometric features.
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Signal Maintenance & 
Systems Operations
The City of Jackson has approximately 
115 traffic signal installations throughout 
the city. While the JEA installs and main-
tains the traffic signals within the City of 
Jackson, the City is liable for the activities 
to preserve the traffic signal infrastructure 
and control devices necessary for the 
safe and efficient utilization of the street 
system. 


The interconnection and coordination of 
traffic signals within a street network or 
along a corridor can increase the efficiency 
of traffic flow and reduce travel times, 
stops, delays, and fuel consumption as 
well as improving air quality. In addition, 
emergency vehicle preemption to control 
intersections and enhance safety can be 
a component of the coordinated signal 
system.


A previous study of the Jackson signal 
system indicated the installation of a 
Traffic Operations Center (TOC) with 
nine coordinated signal systems would 
significantly enhance traffic flow within 
the city.


CAPITAL 
IMPROVEMENT 
PROGRAM (CIP)
Currently the Engineering Department 
maintains an annual Capital Improve-
ment Program list of potential projects. 
For budgeting purposes, the current one 
year CIP process does not adequately 
address the extended time frame and 
costs for projects that exceed one year 
in duration. The City of Jackson should 
consider an expansion of its CIP process 
to the establishment a formal multi-year 
CIP. Further discussion of CIP process 
recommendations are included in the 
Implementation Chapter. 


While the CIP can provide a “road 
map” for city-wide capital expendi-
tures across various departments, as 
opportunities arise the City should seek 
capital improvements along roadways 
recommended in this report and/or the 
2040 Long Range Transportation Plan. 
For example, a line item could be titled 
Pavement Management. This budget line 
would contain funding for all pavement 
maintenance activities anticipated over 
the course of the budget year such as 
resurfacing multiple streets, necessary 
milling activities, or roadway segment 
patching. Another line item could be 
Curb/Gutter/Sidewalk Repair containing 
the budgeted funding for those activities. 


Other transportation related activities and 
projects that could be covered under a 
CIP line item are, but not limited to:


 • Traffic Signals: Identify funding to 
purchase traffic signal equipment, 
upgrade a certain number of signals 
annually, have materials on-hand for 
knock downs, etc.


 • Traffic Signs: Similar to traffic signals, 
have funding identified to install, 
replace, and remove roadway signs, as 
necessary, throughout the budget year 
to meet state/federal requirements.


 • ADA Compliance: Funding to 
address non-ADA compliant features 
within the public right-of-way such 
as curb ramps, sidewalks, obstructions, 
etc.


 • School Safety Modifications: Address 
school zone concerns, flashers, 
signage, etc.


 • Bridge maintenance


 • Drainage/flooding
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Key LRTP Improvements


US 45 Bypass/SR 186 - Widen to six lanes from Old 
Hickory Boulevard to Hollywood Drive


Dr. FE Wright Drive - Widen to four lanes divided 
and five lane section with bike lanes


Skyline Drive -  Widen to five lanes with sidewalk, 
Medical Center Drive to Summar Drive


Campbell Street - Widen to five lanes with sidewalk 
and bike lanes from Ridgecrest Road to North 
Parkway


Campbell Street - Widen to four lanes from North 
Parkway to Highland Avenue.


SR18/Bolivar Road - Widen to five lanes including 
realignment at southern terminus of US45 Bypass 
extension.


SR 5/Highland Avenue -  Modify intersection to a 
roundabout design, at Deaderick Street.


Southern Extension of US‐45 Bypass - Construct a 
new 4/5‐lane roadway, including an interchange with 
SR‐18 realignment, from north of Edwards Dr to 
Airways Blvd (US 70/SR 1).


The 2040 Long Range Transportation Plan outlines eight roadway projects that are planned for completion 
between 2013 and 2017. The project listed below are numbered according to the LRTP project numbers:
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Key LRTP Improvements


US 45 Bypass/SR 186 - Widen to six lanes from Old 
Hickory Boulevard to Hollywood Drive


Dr. FE Wright Drive - Widen to four lanes divided 
and five lane section with bike lanes


Skyline Drive -  Widen to five lanes with sidewalk, 
Medical Center Drive to Summar Drive


Campbell Street - Widen to five lanes with sidewalk 
and bike lanes from Ridgecrest Road to North 
Parkway


Campbell Street - Widen to four lanes from North 
Parkway to Highland Avenue.


SR18/Bolivar Road - Widen to five lanes including 
realignment at southern terminus of US45 Bypass 
extension.


SR 5/Highland Avenue -  Modify intersection to a 
roundabout design, at Deaderick Street.


Southern Extension of US‐45 Bypass - Construct a 
new 4/5‐lane roadway, including an interchange with 
SR‐18 realignment, from north of Edwards Dr to 
Airways Blvd (US 70/SR 1).


The 2040 Long Range Transportation Plan outlines eight roadway projects that are planned for completion 
between 2013 and 2017. The project listed below are numbered according to the LRTP project numbers:
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Community facilities and infrastructure are significant contributors to 
the overall quality of life enjoyed by Jackson residents. They include the 


facilities and services provided either by government or non-government 
agencies for the benefit of, and use by the community. 


COMMUNITY 
FACILITIES & 
INFRASTRUCTURE


Community facilities and infrastructure consist of 
educational facilities and providers, public safety 
agencies, social services, and critical infrastructure that 
encompass roadway conditions and gas, electric, and 
telecom utilities. The condition, availability, and acces-
sibility of these services and facilities are critical to the 
quality of life and economic vitality of Jackson. 


The majority of community facilities are not under 
the purview of the City of Jackson. As such, collab-
oration and communication between the City and 
service providers are vital to the overall success of the 
community, ensuring Jackson continues to be well 
served as it grows. 











ONE JACKSON CIVIC MASTER PLAN136


August 2015 / Prepared by Houseal Lavigne Associates


EDUCATION
Grades K – 12 Schools
Jackson-Madison County 
School System
The Jackson-Madison County School 
System includes 28 schools throughout 
Madison County that provide Pre-kin-
dergarten through 12th grade education. 
In 2013, the System had 12,427 students 
enrolled in classes. Below is a list of the 
schools in the Jackson-Madison County 
School System:


Pre-K & Elementary Schools
 • Alexander Elementary School 
 • Andrew Jackson Elementary Magnet 
School 


 • Arlington International Leadership 
School


 • Beech Bluff Elementary School
 • Denmark Elementary School
 • East Elementary School
 • Jackson Career &Technology Magnet 
Elementary


 • Lane Technology Magnet Elementary
 • Lincoln Magnet School for 
Mathematics and Science


 • Malesus Elementary School
 • The Montessori School Of Bemis
 • Nova Elementary School
 • Parkview Learning Center
 • Pope Elementary School
 • South Elementary School
 • Thelma Barker Elementary
 • Whitehall Pre-K Center


Middle & High Schools
 • Academic Academy at Northeast 
Middle School


 • I.B. Tigrett Middle School
 • North Parkway Middle School
 • Northeast Middle School
 • Rose Hill Middle School
 • West Middle School
 • Jackson Central-Merry Academy of 
Medical Technology


 • Liberty Technology Magnet High 
School


 • Madison Academic High School
 • North Side High School
 • North Side High School
 • South Side High School 
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Quality Education
The quality of public school education 
in Jackson is perceived to be inhibiting 
the City’s ability to attract new busi-
ness, impacting economic development 
initiatives. During the community 
outreach process, Jackson residents 
repeatedly cited local public schools as 
a primary weakness. The Jackson-Madi-
son County School System is ranked in 
the 9th percentile compared to all other 
Tennessee school districts, according to 
the online school website School Digger. 
The Tennessee Department of Education 
gave the System a “C” grade when it came 
to subjects of math, reading, and social 
science, and a “D” grade in science, based 
on the Tennessee Comprehensive Assess-
ment Program that measures students’ 
skills and progress.


Vision 20/20
The school district is currently in the 
process of creating a long term plan, 
known as Vision 20/20, to improve 
performance. Vision 20/20 will evaluate 
each school based on demographics, 
facility data, academic performance, 
physical plant information, programming 
considerations, and other community 
services offered, as well as culture, safety, 
and legal obligations or restrictions. This 
effort engages stakeholders in the system, 
including students, citizens, community 
groups, elected leaders, faith commu-
nity leaders, etc., to better understand 
community challenges and opportunities 
as they relate to the educational system. 
The desired result of the Vision 20/20 
process is to develop strategic planning 
guidelines, identify long-range alterna-
tives, refine future attendance zones, and 
provide more efficiency within the system. 
Improvements in efficiency will then 
be leveraged to increase the funding for 
student development. 


As the Jackson-Madison County School 
System moves to implement its long 
term plan, the City should be in regular 
communication with the school district 
to identify opportunities for partnerships. 
For example, if school facilities are consol-
idated as a result of Vision 20/20, the City 
can assist the district in facilitating the 
reuse or redevelopment of closed facilities 
for the benefit of the school district and 
the larger Jackson community.


Private Schools
Nearly a dozen private schools provide 
pre-kindergarten through high school 
education for Jackson students. These 
schools in Jackson provide an alternative 
to the Jackson-Madison County School 
System. Some schools, such as the Uni-
versity School of Jackson, are at capacity, 
while others, such as Trinity Christian 
Academy, are not only at capacity, but 
anticipate enrollment to increase. Given 
the popularity of local private schools, the 
City should regularly communicate with 
area private school to stay abreast of any 
new developments that may potentially 
impact infrastructure services and local 
traffic.
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Higher Education
The City of Jackson contains seven 
colleges and universities that educate 
more than 12,000 students. These schools 
include:


 • Lane College. Lane college is a private 
liberal arts college with strong ties to 
the Christian Methodist Episcopal 
Church that sits on 55 acres just 
north of Downtown. Between 2001 
and the present day, attendance has 
more than tripled from 672 to 2,200. 
Additionally, Lane’s geographic 
footprint has grown significantly as 
well. Since the 1990s, the college has 
investment more than $25 million 
in land acquisition, renovation and 
improvement, and new construction. 


 • Union University. Union University 
is a private liberal arts university 
founded in 1823 and affiliated with 
the Southern Baptist church with 
three Tennessee locations: Jackson, 
Germantown, and Hendersonville. 
The Jackson campus is located just 
north of the intersection of I-40 and 
US Route 45 and contains more 
than 40 major buildings and athletic 
facilities. Union is listed by U.S. 
News & World Report as one of the 
nation’s top “up and coming” schools, 
and it has experienced 15 straight 
years of enrollment increases, up from 
2,183 in 1996 to current enrollment 
of 4,200 students. The University is 
under capacity and expects enrollment 
to stay the same in the coming years.


 • The West Tennessee Business College. 
A vocational and career training 
college founded in 1888. The college 


adapts its curriculum based on the 
changing needs of the Western 
Tennessee business environment, and 
currently offers Associate Degrees 
in the administrative and healthcare 
fields. Diplomas are also offered in 
medical billing, medical assistance, 
medical coding and billing, and 
accounting. The college prides itself 
on being in tune with the needs of 
Tennessee’s employers, and aims to 
provide students with “relevant” career 
training and education. 


 • University of Memphis at Lambuth. 
Lambuth University was a small, 
private university affiliated with the 
Methodist Church and founded 
in 1843. It closed in 2011 and 
reopened as a part of the University 
of Memphis, a four-year public 
university. The City of Jackson, 
Madison County, West Tennessee 
Healthcare, and Jackson Energy 
Authority each donated about $2 
million apiece to transfer ownership 
of the campus. The college educates 
750 students on a small campus 
just northwest of Downtown along 
Lambuth Boulevard. By 2016, officials 
believe enrollment will reach 1,000 
students. 


 • Jackson State Community College 
( JSCC). JSCC was established in 
1963 and annually educates roughly 
5,000 students from a 14 county 
region in Western Tennessee. 32% of 
the college’s enrollment are Madison 
County residents. JSCC is located in 
the northeastern part of Jackson, near 
the intersection of North Parkway 
and US Route 70. JSCC officials 
report that the campus is in a great 


location, but is in need of repair. Over 
the next several years, JSCC will be 
constructing a new Nursing Building 
as well as a new Allied Health 
Building. 


 • The Tennessee Technology Center 
at Jackson (TTCJ). TTCJ was 
founded in 1963 and is one of 27 
public technology centers across 
the state overseen by the Tennessee 
Board of Regents. It provides a 
variety of vocational and educational 
training for students of all ages, 
and enrollment numbers available 
suggest attendance of roughly 400 
students. The TTCJ main campus 
is located just west of Jackson near 
the intersection of US Route 70 
and Smith Lane, adjacent to the 
McKellar-Sipes Regional Airport. 
TTCJ is a six building campus 
comprised of 65,000 square feet of 
space, but classes are also taught in 
satellite locations at Jackson State 
Community College, in Lexington, 
in Humboldt, and at the Henderson/
Chester County Instructional Service 
Center. 


 • Bethel University College of 
Professional Studies. Bethel was 
established in 1847 and is a private 
university affiliated with the 
Presbyterian Church. It is based 
in McKenzie, roughly forty-six 
miles northeast of Jackson. The 
Jackson location is comprised of two 
freestanding classroom buildings 
within an office/industrial park setting 
adjacent to US Route 45. Aggregately, 
Bethel University educates nearly 
6,000 people across eight campuses. 
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Coordinated Growth
Many of Jackson’s higher education 
institutions are located in built out 
areas of the community with residential 
neighborhoods in proximity or adjacent 
to their campus. This can make campus 
development and expansion difficult, as 
the location and intensity of educational 
facilities, including student housing, must 
respect the character of the surround-
ing neighborhood. Higher education 
institutions can also generate significant 
amounts of traffic that creates potential 
safety conflicts and congestion in residen-
tial areas. Moving forward, it is important 
that the City maintain lines of communi-
cation with the various higher education 
institutions in Jackson to facilitate a 
positive relationship between the schools 
and the neighborhoods they border. 


University of Memphis 
Lambuth & LANA 


As an example, representatives for the 
University of Memphis Lambuth have 
cited a strong desire to become an active 
part of the community as it settles into 
the neighborhood. Graduate students 
have recently completed a bicycle and 
pedestrian analysis of Lambuth Boulevard 
and the school has many students and 
experts available for additional research 
and neighborhood improvement initia-
tives. The University will be seeking future 
opportunities for continued collaboration 
with the City of Jackson and Lam-
buth Area Neighborhood Association 
(LANA).


Economic Development
The higher education institutions within 
Jackson represent key community assets 
that not only provide quality educational 
opportunities, but also serve as economic 
development drivers. The City should 
regularly communicate with local higher 
educational institutions to understand 
and plan for any potential developments 
or expansions that may affect housing, 
traffic, and City services. In addition, the 
City should work with local universities 
and colleges to identify community-based 
projects, economic development oppor-
tunities, and workforce development 
programs (see Industry & Employment 
Areas Framework Plan).


Jackson Madison 
County Library
The Jackson Madison County Library 
operates two branches in Jackson. The 
Main Branch is located Downtown and 
the North Branch is located off the I-45 
Bypass, just north of I-40. The Library 
offers reading groups, computer programs, 
job search programs, and a dedicated Kidz 
Korner. In 2014, the Main Library was 
renovated with an additional community 
classroom and updated circulation desk, 
and the North Branch moved locations, 
nearly doubling its space. The Library 
has also increased security guard hours 
to eliminate loitering and panhandling 
and improve overall ambience for library 
patrons. 


The Jackson Madison County Library is 
an important community destination and 
contributes greatly to the quality of life 
of the greater Jackson region. To ensure 
the Library remains a strong community 
asset, the City should work with the 
County Library to coordinate services, 
community meeting space, and support 
collaboration between the Jackson-Mad-
ison County School System and local 
colleges to provide services that comple-
ment curricula and research. Furthermore, 
the City should ensure that residents and 
visitors have safe, non-motorized access to 
both library locations from surrounding 
neighborhoods.
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PUBLIC SAFETY
Jackson Police 
Department
The Jackson Police Department occupies 
five separate facilities throughout the City. 
The Department is comprised of eight 
divisions: Criminal Investigation, Legal, 
Special Operations, Patrol, Crime Pre-
vention, Traffic, Operational Support, and 
Administration. In 2012, the Department 
employed 221 officers and 43 civilians, 
who responded to 8,457 reports of violent 
and/or property crime.


According to the Federal Bureau of 
Investigation, municipalities with the 
approximate population of Jackson have 
an average of 2.0 officers for every 1,000 
inhabitants. When compared to peer 
communities, this leaves Jackson with 80 
more police officers than cities of a com-
parable size within the South. Neverthe-
less, a larger police force may be required 
given that Jackson’s 2012 crime rate is, 
on average, 22% higher than the State of 
Tennessee.


Changing Public Safety 
Perceptions
The City’s level of crime is as much per-
ception as reality. The perception of crime 
as well as actual crime rates, are issues that 
encumber the City’s ability to attract new 
residents and businesses. As long as this 
persists, community members feel that the 
City will have a difficult time attracting 
reinvestment. 


The City has been proactive and effective 
in its initiatives to end conditions of 
blight, a contributing factor in the Broken 
Window Theory that posits crime will 
proliferate in areas that appear to already 
have crime due to poor maintenance and 
conditions. In addition, between 2010 
and 2012, overall crime in the City fell by 
approximately 10.3%, a positive indication 
of Police and City efforts in recent years. 
The City should continue with efforts for 
targeted demolition and redevelopment 
of blighted areas (see the Land Use & 
Development Chapter). The City should 
also work to create a positive image of the 
community as part of a marketing and 
branding strategy (see the Image, Identity 
& Community Character Chapter).


Inter-jurisdictional 
Coordination
The Madison County Sheriff ’s Office 
has a strong presence within the City of 
Jackson. The Office includes Divisions 
in Patrol, Warrants, Traffic, Investiga-
tion, and Corrections, which includes 
the Madison County Criminal Justice 
Complex just south of Downtown Jack-
son. Given that crime does not adhere to 
municipal borders, both agencies must 
be proactive and cooperative with public 
safety strategies and initiatives. This 
includes securing and periodically reas-
sessing mutual aid agreements as well as 
regular communication between the City 
and both public safety agencies.







COMMUNITy FACILITIEIS & INFRASTRUCTURE 141


Prepared by Houseal Lavigne Associates / August 2015


Community Policing
The Jackson Police Department utilizes a 
combination of traditional and commu-
nity policing methods to promote safety 
and lower the crime rate. The goal of 
community policing is to foster relation-
ships between the Police Department and 
the neighborhoods they serve, partnering 
with residents to identify potential issues, 
leveraging community organizations and 
volunteers, and taking preemptive action 
to deter crime. This approach produces a 
cooperative, proactive policing strategy 
that is tailored to meet the unique needs 
of each neighborhood. 


Community policing serves to increase 
public safety through community part-
nerships. The City should assist the Police 
Department to collaborate with schools 
and universities, businesses, home owners 
and neighborhood associations, and other 
organizations to continue and spread the 
community policing initiatives. Coordina-
tion between the Police Department and 
other City departments should also be 
strongly encouraged. 


Jackson Fire 
Department
The Jackson Fire Department is staffed by 
173 firefighters and five additional staff 
members. Since the Department’s estab-
lishment in 1882, the Department has 
maintained a high level of performance. 
An ISO (Insurance Services Office) 
rating indicates how well a community is 
protected in the event of a fire on a scale 
of 1-10. The Jackson Fire Department 
maintains an ISO rating of 3, which is 
better than surrounding communities. 


The Department operates seven stations 
and one administration and training 
facility. In the next two years, they plan to 
remodel Station 1, located in Downtown. 
Over the next 10 years, the Department 
would like to construct a new fire station 
near Christmasville Road, north of I-40, 
as the demand from new residential 
growth has increased in that area. 


Future issues concerning the Fire Depart-
ment involve having the resources to 
keep pace with community growth. The 
Department recommends that a manned 
fire station be strategically located within 
1.5-2 miles of every structure within the 
City to ensure efficient and timely rescue 
and fire response. The recent construction 
of a fire station on Windy City Road near 
Trinity Christian Academy will enhance 
service to the growing North Jackson area, 
but additional stations may be neces-
sary as development occurs. Additional 
stations should be considered as part of 
any future annexation service agreement, 
should the City expand its boundaries in 
the future.
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SOCIAL 
SERVICES
Jackson includes several dozen religious 
and non-profit service organizations that 
provide vital social services to City resi-
dents. The number of organizations and 
individuals was highlighted throughout 
the Civic Master Plan outreach process. 
As was heard in community meetings, 
however, there needs to be better coor-
dination and communication between 
services to eliminate redundancies and 
promote availability to those that need 
help. 


Places of Worship
Local churches serve as a place for 
worship and safe haven for residents. 
Churches and other places of worship also 
provide a gathering place for those in the 
community and serve as an incubator for 
community service activities. The affect a 
local religious establishment has on the 
community is difficult to estimate. They 
provide a grassroots level of activity to 
promote and benefit those locally. The 
City’s large network of local churches 
contribute positively to the quality of 
life and serve as community centers for 
residents; nevertheless, religious leaders 
emphasized the need for better communi-
cation with residents about the availability 
of services from the City and organi-
zations providing assistance. The City 
should create an inventory of municipal 
agencies, nonprofit organizations, and 
local churches that provide health and 
social services. In addition, the City 
should actively communicate with local 
religious organizations and encourage col-
laboration among local agencies and pro-
viders to optimize resources and provide 
access to care for all Jackson residents.


EMERGENCY 
& DISASTER 
RESPONSE
Madison County maintains a Hazard 
Mitigation Plan and Emergency Opera-
tions Plan that includes the Cities of Jack-
son, Medon, and Three Way. These plans 
are intended to help the City mitigate the 
impacts of several disaster scenarios. Given 
Jackson’s history and high risk factor for 
tornadoes and severe storms, an up-to-
date emergency and disaster response 
plan is crucial for saving lives and prop-
erty. An effective plan requires resources 
from numerous public health, safety, and 
social service agencies. An updated plan 
ensures that all the players are in place to 
prevent and respond to natural and man-
made hazards. The City should work with 
Madison County, Medon, Three Way, and 
local public safety and service agencies 
to update both plans to ensure that they 
include appropriate policies and protocol. 
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PUBLIC SERVICE 
DEPARTMENT
The City of Jackson Public Service 
Department is comprised of the following 
divisions; Building & Housing Codes, 
Engineering, Health & Sanitation, 
Planning, Recreation & Parks, Street 
Maintenance, and the City Garage.


Engineering 
Department
The Engineering Department is respon-
sible for construction and maintenance 
of City roads, bridges, drainage, traffic 
signage, traffic signalization, and other 
infrastructure projects. The Engineering 
Department also provides review of 
residential and commercial development 
within the City to ensure compliance with 
existing code requirements. They conduct 
traffic studies and work closely with the 
Tennessee Department of Transportation 
and the Jackson Area MPO to determine 
both short term and long range goals for 
the City’s transportation system.


Planning Department
The Planning Department serves the 
City of Jackson and Madison County on 
several matters. They provide review for 
developments, industries, historic pres-
ervation, and the location of roadways to 
serve the community. They provide map-
ping services to the community and also 
maintain an archive of plats for Jackson 
and Madison County.


The Planning Department works closely 
with federal and state agencies such as 
the Census Bureau, Federal Highway 
Administration, Federal Emergency 
Management Agency, and the Tennessee 
Department of Transportation to facilitate 
federal and state projects and programs at 
the local level.


Recreation and Parks
The Recreation and Parks Department 
provides administration, maintenance, 
groundskeeping, and athletic program-
ming for facilities across the City. They 
operate more than 25 parks, community 
centers, and historic sites which offer 
opportunities for all levels of recreation 
and athletics. Additional information 
regarding the Parks and Recreation 
Department can be found in the Open 
Space, Recreation & Environmental Fea-
tures Chapter.


Street Department
The Jackson Street Department is respon-
sible for roadway maintenance and clean-
ing, to ensure that City streets are safe for 
vehicles and pedestrians. Specific duties 
include pothole repair, minor street resur-
facing, snow removal, street sweeping, 
and mowing both City right-of-ways and 
interstate interchanges. The Department 
is also responsible for providing an ADA 
accessible sidewalk system throughout 
Jackson. Additional information regarding 
the Street Department can be found in 
the Transportation & Mobility Chapter.
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STORMWATER 
MANAGEMENT
Stormwater management is a major 
function that is a part of the Engineering 
Department. Jackson may desire to develop 
alternative design strategies to meet the 
stormwater runoff management require-
ments outlined in the Phase II Municipal 
Separate Storm Sewer (MS4) permit for 
the City issued by the Tennessee Depart-
ment of Environment and Conservation 
(TDEC). The permit requires 100% man-
agement of the first inch of rainfall with no 
runoff discharge to surface waters.


Currently, the City, as most other munic-
ipalities, does not have a program in place 
to address stormwater quality. The quan-
tity of the stormwater runoff has been the 
issue addressed with most projects to date. 
Implementation of a stormwater program 
under the new Phase II MS4 must 
address both stormwater quantity and the 
quality of the controlled run-off. 


Jackson should consider conducting 
research of existing stormwater codes and 
ordinances in other communities to develop 
a list of alternative design strategies to meet 
the requirements of the MS4 permit. That 
research should be limited to communities 
with approved MS4 permits whose codes 
and ordinances for first flush management 
have been accepted by the state regulatory 
agency (TDEC or equivalent in another 
state). The State’s new Phase II MS4 gen-
eral permit became effective on October 1, 
2010 for all Phase II communities across the 
State. The compliance schedule for meeting 
the various requirements of the new permit 
are measured from that coverage date. 


Stormwater Utility
Traditional government funding sources 
may prove problematic for a stormwater 
pollution program. Grants for water 
pollution from the federal government are 
far smaller than in earlier years. In light of 
these difficulties of traditional grant, loan, 
and tax funding, many local governments 
have successfully turned to alternative 
funding strategies. 


Stormwater utilities are a well-established, 
efficient, and feasible financing option 
that provides a dedicated revenue source 
for stormwater management. A storm-
water utility operates similarly to water, 
sewer, or fire districts, which are funded 
through service fees and administered 
separately from the general tax fund, 
ensuring stable and adequate funding for 
these public services.


Many communities have implemented 
“stormwater utility districts” to assist 
in the funding and implementation of 
stormwater related requirements needed 
for compliance with their Phase II MS4 
permits as well as managing stormwater 
runoff in a programmatic fashion. Gener-
ally, a municipality enacts two ordinances 
to create a stormwater utility; one to 
establish the various components of the 
utility and the other to determine the rate 
structure. Forming the utility through two 
separate ordinances allows the flexibility 
to alter the rate structure at a later date 
without having to revise the ordinance 
governing the basic structure of the utility. 


Stormwater Utility 
Components
The components of a stormwater utility 
will often include administrative, plan-
ning, and programmatic elements:


 • An administrative structure to collect 
fees and implement stormwater 
pollution prevention measures. 


 • Development of a stormwater 
pollution prevention plan and related 
ordinances. 


 • Erosion and sediment control 
requirements and related inspections 
or enforcement programs. 


 • Detection of illicit connections to 
storm sewers. 


 • Water quality monitoring and/or 
treatment. 


 • Maintenance of stormwater drainage 
systems. 


 • Public education. 
 • Flood protection. 


The first ordinance may also include 
a statement of the goals of the utility, 
discussing the benefits of stormwater pol-
lution prevention. The second ordinance 
tries to structure the service charges to 
create a logical and equitable relation-
ship between the amount, and perhaps 
quantity, of stormwater leaving a property, 
the benefits received by the stormwater 
system, and the amount assessed.
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Green Infrastructure
Through stormwater management in the 
Engineering Department, the city should 
look at the implementation of green 
infrastructure projects to help meet MS4 
permit requirements. Green infrastructure 
refers to stormwater management prac-
tices that use vegetation and soil to man-
age rainwater near the source to improve 
water quality, decrease runoff, and increase 
the sustainable benefit of stormwater to 
the environment. 


Traditional stormwater infrastructure (i.e. 
gray infrastructure) consists of impervi-
ous pavements, curb and gutter, drainage 
structures (i.e. inlets, catch basins, etc.), 
pipes, and paved channels. These gray 
infrastructure systems are designed to 
convey stormwater runoff as quickly as 
possible away from a developed site, but 
they provide no stormwater quality ben-
efit and diminish the value of stormwater 
to the natural environment.


Green infrastructure methods are typ-
ically implemented on-site and may be 
referenced as stormwater Best Manage-
ment Practices (BMPs) or Low Impact 
Development (LID) design. In general, 
the intent of green infrastructure is to 
assimilate stormwater into the natural 
environment; eliminate or reduce runoff 
for smaller, more frequent rainfall events; 
and improve the overall water quality of 
stormwater runoff. 


Green infrastructure BMPs include:


 • Raingardens
 • Bio-swales
 • Infiltration basins
 • Engineered Tree Planters
 • Depressed Landscape Islands
 • Buffer Strips/ Filter Strips
 • Stream Restoration
 • Created Wetlands
 • Reforestation   
 • Green Roofs
 • Pervious Pavement
 • Urban/Community Farming
 • Enhanced detention/retention basins
 • Rainwater harvesting and reuse
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INFRASTRUCTURE
The infrastructure of a community serves 
as a backbone to support the daily needs 
of its residents. The Infrastructure con-
struction and maintenance responsibilities 
are split amongst several departments and 
agencies: the Public Service Department, 
Street Department, and Jackson Energy 
Authority.


Water Supply & 
Distribution
The water department supplies water to its 
customers through an extensive network 
of water mains and services lines. This 
distribution system spans the City, portions 
of Madison County, and even the southern 
portion of Gibson County. Jackson’s water 
supply is pumped from the Memphis Sands 
underground aquifer using several deep 
wells. The raw water is then treated at one 
of JEA’s two water treatment plants. The 
plants treat 16 million gallons per day but 
have the capacity to handle up to 25 million 
gallons. The treated water is then supplied 
to approximately 35,000 customers through 
800 miles of water mains.


Wastewater
JEA treats 12 million gallons of wastewater 
from Jackson residents and business each 
day. The effluent is processed at two treat-
ment facilities where it is treated to meet 
or exceed federal and state water treatment 
standards. The Miller Avenue and Middle 
Fork treatment plants process the 12 
million gallons of wastewater per day and 
currently operate below their capacity. The 
network of sewer mains and service lines 
that carry wastewater from homes and 
business currently serves the City, portions 
of Madison County, and also stretches into 
the southern portion of Gibson County. In 
this network, the wastewater department 
serves approximately 28,000 customers. 
JEA has the ability to expand services, as 
need, to accommodate future demand.


Gas 
JEA’s gas department is supplied by natu-
ral gas purchased from the Tennergy Cor-
poration. The natural gas JEA uses travels 
by pipeline from Louisiana and the Gulf 
of Mexico into Madison County. With 
this supply, they serve customers in the 
City of Jackson and portions of Madison 
County with over 500 miles of gas main. 
They currently provide natural gas service 
to approximately 28,000 customers. 
This department also provides propane 
service to approximately 3,100 customers 
located in more rural areas of their service 
territory. As this department expands to 
serve new customers, the existing propane 
users reached by this expansion will most 
likely switch over to natural gas and take 
advantage of better pricing. 


NEXT CENTURY 
CITIES
As one of few public utilities in the United 
States offering customers all major util-
ity services from one company, Jackson 
Energy Authority is a tremendous asset to 
the community. In addition to improving 
quality of life for residents, JEA provides 
the City with a unique economic develop-
ment advantage. 


As part of its services, JEA launched EPlus 
Broadband in 2004 and set out to build a 
unique community-owned broadband net-
work to deliver an extraordinary level of 
service and value to customers. Building on 
this asset, the City of Jackson was recently 
recognized as a leader in next-generation 
broadband, becoming a new member of 
Next Century Cities is a bipartisan, city-
to-city initiative dedicated to ensuring the 
availability of next-generation broadband 
internet for all communities.


Jackson is years ahead of most communities 
in true broadband connectivity due to the 
investment the City and JEA have made in 
the fiber system. The network will continue 
to be a keystone of Jackson’s success.
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Electric
JEA purchases its power supply from the 
Tennessee Valley Authority (TVA). Power 
is then distributed to customers through 
a network of substations, transmission, 
distribution, and service lines. The electric 
department then provides service through 
this network of facilities to approximately 
34,000 customers. This department is cur-
rently upgrading to an Automated Metering 
Infrastructure (AMI) that will collect usage 
data for its customers and improve meter 
readings for billing. This technology will 
also collect information regarding outages 
that will help identify locations and causes 
for any disruptions.


Telecommunications
In 2004, JEA set out to expand its existing 
services of electric, gas, water, wastewater, 
and propane. They constructed one of the 
nation’s largest and most advanced broad-
band networks to provide telecommunica-
tions service to its customers. With this net-
work, JEA provides a state of the art fiber to 
the home system. Through this system, JEA 
is able to provide its customers with cable, 
internet, and telephone service all from 
one provider. This department serves over 
15,000 customers in the City and Madison 
County. In addition to JEA, other telecom-
munications providers are AT&T, Charter 
Communications, Aeneas Internet and 
Telephone, Bellsouth Telecommunications 
and Comcast, along with multiple cellular 
providers. With this mix of providers, the 
future telecommunication requirements of 
the Jackson area will be met. 


Telecommunications


Water Supply & Distribution


Gas 


Wastewater


Electric


Jackson Energy Authority
Jackson Energy Authority (JEA) provides electricity, 
natural gas, propane, water, and wastewater service. 
It also provides telecommunications services that 
include cable, internet, and telephone. JEA is a 
public utility governed by a five-member Board of 
Directors, which is appointed by the Mayor and City 
Council. JEA’s owns facilities across the City and 
Madison County and is one of only a few public util-
ities in the country to offer its customers all major 
utility services from one company. Their mission is 
to provide exceptional utility services that create 
value for their customers and their community.
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METROPOLITAN 
GOVERNMENT
Throughout the community outreach 
process, several residents and businesses 
owners relayed the need for a consolidated 
or unified metro government. A unified 
metropolitan government is one in which 
a city and county merge to form a single, 
municipal body that performs the duties of 
both city and county government. Reasons 
for consolidation include more efficient ser-
vice delivery, economic development oppor-
tunities, and, on rare occasions, financial 
savings. Nearly all consolidated city-county 
municipalities within the Country, however, 
maintain separate tax and service districts as 
well as keep any debts incurred separate. 


Within Tennessee, there have been three 
successful consolidations since 1958: 
Nashville and Davidson County, Lynch-
burg and Monroe County, and Hartsville 
and Trousdale County. Tennessee requires 
a four-step process for consolidation: 


 • Establishment of a charter 
commission;


 • The drafting of a consolidation 
charter; 


 • Commission approval of the charter; 
and, 


 • A dual majority voter approval, and 
lastly, elections. 


A dual majority requires a majority of 
voters in both the city and the county to 
approve of consolidation. Four consoli-
dation attempts for the City of Knoxville 
and Knox County have each failed; a tes-
tament to the many competing interests 
involved in the process. 


Economic 
Development Edge
Having a consolidated government allows 
the community to react quickly to pro-
posed economic development prospects. 
Instead of having to deal with two or 
more governments, prospective busi-
nesses have one point of contact. Business 
and industrial prospects like the idea of 
licensing and inspection offices under the 
authority of one government, which can 
result in less “red tape.”


 • Economies of scale. Combined 
purchasing power and efficiency 
can result in taxpayer savings. For 
example, public works operations 
can share machinery, personnel, 
and equipment. Consolidated law 
enforcement departments may find 
themselves with the ability to fund 
additional patrols. A small city may 
find itself better able to offer services 
that weren’t cost-effective before. 
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 • Less duplication. Cities and counties 
many times fund similar operations, 
such as road building, fire protection, 
and solid waste services. With 
consolidated government, one office 
would replace two or more.


 • Government accountability. One 
unified government is easier for voters 
to understand than several local 
jurisdictions. This increased visibility 
may better focus public attention on 
governmental operations.


 • Harmony. One government will 
eliminate some discord, such as 
annexation disputes, and local 
planning and zoning issues may be 
more readily resolved.


Consolidation in 
Madison County
The City of Jackson and Madison 
County already enjoy success with some 
consolidated services.The City serves 
as the Regional Municipal Planning 
Commission and is contracted to perform 
planning duties on behalf of the County. 
Further, the public schools within Jackson 
are already consolidated with Madison 
County as the Jackson-Madison County 
School System. However, the urban core 
of the City is vastly different from the 
surrounding agrarian unincorporated 
County, which presents potentially com-
peting interests. Though efficiencies may 
be achieved, the potential loss of City and 
County jobs, as well as merging the police 
and sheriff departments may also hinder 
consolidation efforts. 


While consolidation could improve 
efficiencies in some respects, Madison 
County, Jackson, and its neighbors have 
already demonstrated an ability to effec-
tively partner with one another. For exam-
ple, under the direction of the Jackson 
Chamber of Commerce, Team Madison 
County was developed to bring together 
representatives of Jackson, Madison 
County, the Jackson Energy Authority, 
and State of Tennessee for industrial 
recruitment and existing industry support. 


The City should work with the County 
to fully assess the costs and benefits of 
a metro government through a compre-
hensive study to understand the potential 
effects of consolidation.
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Community
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Community Facilities Key


KEY
Government/
Public Facilities
Schools


Religious Institutions
Medical Facilities


Government/Public Facilities
Jackson Fire Station #6


Jackson Fire Station #7


Jackson-Madison County Library North Branch


Jackson Fire Station #5


Jackson Fire Station #2


Jackson Fire Station #3


Federal Building (US District Court)


Tennessee State Court of Appeals


City Hall


Jackson Fire Station #1


Jackson-Madison County Library Main Branch


Jackson Police Annex


Jackson Law Enforcement Complex


McKellar-Sipes Regional Airport


Jackson Fire Station #4


Schools
Augustine School


Pope Elementary*


Thelma Barker Elementary*


University School of Jackson 


Sacred Heart of Jesus High


Trinity Christian Academy


North Side High*


Montessori Center of Jackson


Northeast Middle*


Nova Elementary*


Vann Drive Christian Academy 


Jackson Christian School


Liberty Technology Magnet High School*


St. Mary’s Catholic School 


Andrew Jackson Elementary Magnet*


Jackson-Madison County Board of Education*


North Parkway Middle School* 


I.B. Tigrett Middle School* 


Arlington International Leadership School*


Alexander Elementary*


Jackson Central-Merry Academy of Medical 
Technology*


Madison Academic High


Lincoln Magnet School for Mathematics & Science*


Whitehall Pre-K Center*


Lane Technology Magnet Elementary*


Jackson Career & Technology Magnet*


Parkview Learning Center*


Rose Hill Middle School*


Jackson Preparatory School


Montessori School of Bemis*


South High School*


Malesus Elementary*


*Indicates Jackson-Madison County
School System Facility


Higher Education


Medical Facilities


Bethel University College of Professional Studies


Union University


Tennessee Business College


University of Memphis at Lambuth 


Lane College


Jackson State Community College


Tennessee Technology Center at Jackson


The Jackson Clinic


Regional Hospital of Jackson


Jackson Madison County General Hospital 


MILE
0 1 2
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Jackson residents are afforded access to nearly 600 acres of parkland as 
well as numerous open space areas that provide opportunities for recre-


ation and interaction with nature. The City’s parks were cited throughout the 
public outreach process as some of the greatest assets available to Jackson 
residents and visitors. 


OPEN SPACE, 
RECREATION & 
ENVIRONMENTAL 
FEATURES


Protecting and expanding the current system of parks 
and natural areas allows Jackson residents to enjoy a 
range of recreational activities, connect with the natu-
ral environment, and lead healthier, happier lives. 


The Open Space, Recreation, and Environmental 
Features Plan provides an inventory and analysis 
of Jackson’s parks and open space areas. It consid-
ers current and future population needs, providing 
recommendations to guide preservation, maintenance, 
and future growth.
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JACKSON PARKS 
& RECREATION 
DEPARTMENT
The Jackson Parks and Recreation 
Department is responsible for the oper-
ations and maintenance of 25 parks, recre-
ational facilities, and historic sites. Several 
notable facilities include:


 • North Park;
 • Muse Park; 
 • Cypress Grove Nature Park; 
 • South Jackson Community Center; 
and, 


 • N.C. & St.L. Depot & Railroad 
Museum. 


The Department offers a variety of public 
programs and activities from swimming 
to baseball and computer workshops to 
Senior Olympics training.


Parks & Recreation 
Master Plan
The most recent plan produced by the 
Parks Department was written more than 
a decade ago. This plan, which served 
as the Department’s parks master plan, 
is out-of-date and no longer referenced 
by Department staff. However, the 
Department does reference the Jackson 
Greenway and Trails Master Plan, which 
dates back to the 1970s. To better respond 
to a growing population and changing 
recreational needs, the Jackson Parks and 
Recreation Department should create, 
adopt, and implement a comprehensive 
parks and recreation master plan. 


A parks and recreation master plan should 
serve as a guide for park development, 
maintenance, and operations. The Depart-
ment has plans to renovate the soccer 
fields at North Park and perform general 
updates to Forest Hill Park. In addition, 
the Department plans to construct a new 
tennis complex off of Highland Avenue, 
approximately one half mile north of 
North Park. Within the next three to ten 
years, the Department plans to construct a 
new classroom building at Cypress Grove 
Nature Center for increased educational 
programming. All these tasks should be 
included in the master plan and inte-
grated as part of a comprehensive plan-
ning process that evaluates the existing 
park system, analyzes the condition of the 
City’s recreational facilities, identifies user 
groups and local needs, and sets realistic 
goals and budgets. The success of the plan 
will hinge on a robust and far-reaching 
community engagement and outreach 
process, and motivated community mem-
bers and City staff who are committed 
to implementation. The strategies and 
metrics provided in this section should 
be considered as the Parks Department 
implements future projects and a parks 
and recreation master plan.







OPEN SPACE, RECREATION, & ENVIRONMENTAL FEATURES 155


Prepared by Houseal Lavigne Associates / August 2015


Park Classification
Classifying parks according to size and 
use provides an inventory of park types 
within the City. This includes an overview 
of the range of park and recreational 
opportunities available to Jackson resi-
dents. Using the National Parks and Rec-
reation Association (NRPA) classification 
standards as a base, the City’s parks can be 
classified as follows:


 • Mini-Park. Mini-parks provide 
recreational opportunities within 
limited acreage. They tend to have 
very local draws and can be small 
plazas or green areas with playground 
equipment. Mini-parks include Unity 
Park and Rotary Park in Downtown.


 • Neighborhood Park. These parks 
should be approximately 5-10 acres 
in size and serve as the recreational 
and social focus of a neighborhood. 
Neighborhood parks create the 
backbone of a city park system.


 • Community Park. Community parks 
serve a broad audience, drawing 
visitors from several neighborhoods 
with an optimal size between 30-50 
acres. Prominent community parks 
within Jackson include Muse Park 
and North Park.


 • Natural Resource Area. These areas 
include land set aside for significant 
natural resource protection and 
may also include areas that are 
significant for floodplain/stormwater 
management. The Cypress Grove 
Nature Park and Forked Deer River 
are considered natural resource areas.


 • Sports Complex. This park classification 
includes heavily programmed 
recreational activities, such as ball 
parks and soccer fields. Examples of 
sports complexes include the West 
Tennessee Healthcare Sportsplex and 
T.R. White Sportsplex.


 • Special Use. Special use parks are those 
in which the use is focused on a single 
purpose. The Ballpark at Jackson is a 
special use park and is not applicable 
for level of service analysis.


Given the range of park sizes and uses, 
Jackson has a variety of facilities that 
meet many of the recreational needs of 
residents. As the City develops a parks 
and recreation master plan, it should ana-
lyze the needs of various user groups and 
consider varying the types and location 
of park facilities to ensure residents have 
access to a diverse array of recreational 
opportunities.


Park Classification
City of Jackson
Park Names Type Size (acres)


Alexander Park Mini-Park 0.22
Bennett Park Neighborhood Park 2.28
Centennial Park Neighborhood Park 7.83
Conger Park Neighborhood Park 7.03
Cypress Grove Nature Park and Center Natural Resource Area 157
Farmers Market Plaza Neighborhood Park 0.63
Forest Hills Park Community Park 13.84
Frankland Park Mini-Park 0.24
Liberty Garden Park And Arboretum Community Park 14.2
Malesus Civic Park And Community Center Community Park 30.53
Muse Park Community Park 91.33
North Park Community Park 85.52
Paradise Park Neighborhood Park 1.36
Rotary Park Mini-Park 0.45
Shirleen R. Mercer Memorial Park Community Park 16.27
Stella Duncan Park Neighborhood Park 3.47
T. R. White Sportsplex Sports Complex 1.33
Tobe Bailey Park Community Park 32.08
Unity Park Mini-Park 0.78
Wallace Road Park Neighborhood Park 4.55
Washington-Douglass Playground Neighborhood Park 3.97
West Tennessee Healthcare Sportsplex Sports Complex 91.17
Westwood Recreation And Tennis Center Neighborhood Park 2.53
Whitehall Playground Neighborhood Park 2.63
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Park Standards
Park standards provide a means to mea-
sure the demand and efficacy of a park 
system. The most widely recognized park 
standards have been developed by the 
National Recreation and Parks Associ-
ation (NRPA). However, these should 
be used as a guide, as standards can be 
altered based on participation rates, park 
classification types, and community goals. 


Level of Service


The most used NRPA standard recom-
mends a level of service (LOS) of 10 acres 
of open space for every 1,000 residents. 
Based on Jackson’s 2013 population esti-
mate, the recommended amount of park 
space equals 656 acres. With a total of 
571 acres of parkland, the City falls short 
of meeting the recommended park level 
of service. The Jackson Parks Department 
should consider strategies to increase 
the amount of parkland throughout the 
City. Consideration should also be given 
to the size and location of various parks, 
ensuring parkland is equitably dispersed 
throughout Jackson. 


Park Service Areas


While different park classifications are 
intended to serve a range of distances, 
the Civic Master Plan assesses Jackson’s 
park locations using a standard distance of 
one-half mile to provide a general assess-
ment of park service needs. As illustrated 
on the Parks and Recreation Figure, 
Jackson has parks located throughout the 
City; however, only 52% of Jackson is 
within one-half mile distance of a park 
facility. When accounting for the prox-
imity of only residential areas to parkland 
areas, the number drops significantly, 
indicating that only 30% of Jackson resi-
dents live within one-half mile of a park. 


The Jackson Parks Department should 
work to identify and acquire sites for new 
areas with limited park access. Residential 
areas in north Jackson are in particular 
need for additional neighborhood and 
community park sites. The need for park-
land in North Jackson will only increase as 
additional residential development occurs 
in areas to the west of US Route 45. 


Parkland Dedication
A parkland dedication ordinance is an 
effective strategy to increase parkland 
during the development process. Parkland 
dedication is a requirement imposed on 
residential developments, as part of a 
municipality’s police powers to support 
public health and welfare, to apportion 
a certain amount of land for parks and/
open space uses for the benefit of the 
community. Article V of the City’s 
Subdivision and Land Development 
Regulations requires developments with 
more than 100 lots to set aside at least 7% 
of the total development area to be used 
as open space. This existing requirement 
effectively exempts developments with 99 
lots or less from having to provide open 
space for new residents. As such, many 
areas of Jackson have been developed with 
minimal parkland or public open space.
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To have an effective parkland dedica-
tion ordinance, the City should revise 
Article V of the Subdivision and Land 
Development Regulations. The amount 
of required parkland for new subdivisions 
should be a function of the level of service 
set by the parks and recreation master 
plan, rather than number of lots. In this 
manner, parkland is provided based on 
the number of new residents (projected 
occupancy of residential units) notwith-
standing the number of lots within a 
development. For example, if a residential 
subdivision with 50 single family houses 
projects an occupancy of 2 persons per 
house, there would be a total of 100 new 
residents. If the target level of service is 
defined as 10 acres per 1,000 persons, 
the required amount of parkland for the 
subdivision would be 1 acre.


Fee-in-Lieu
In addition to the specified amount of 
parkland required by developments, 
parkland dedication requirements should 
also include a provision for a fee-in-lieu 
alternative and park development fees to 
the land requirement. Should a developer 
choose to not provide parkland, or the 
development area is well-served by an 
existing neighborhood or community 
park, a fee-in-lieu of the parkland should 
be accepted as an alternative by the City. 
While there are several methods to deter-
mine the fee, the City should consider 
setting it at an amount that reflects the 
market value of the land that would have 
otherwise been dedicated. In addition to 
this fee, a development fee should also be 
required to cover the costs transferred to 
the City to develop functional parkland. 


Parkland Acquisition
To increase the overall parkland, the 
City should identify potential locations 
and parcels within Jackson that may 
be suitable for new neighborhood and 
mini-parks. Specific focus should be paid 
to areas in north and west Jackson, where 
residential neighborhoods lack accessible 
parkland. 


Vacant Land


While vacant land within the City is 
generally viewed as sites for future infill 
development, it is also an opportunity 
for additional open space and natural 
resource areas. Vacant land can be used to 
support green infrastructure that could be 
used for neighborhood stormwater man-
agement and passive recreation. The Parks 
Department should work with other City 
departments, including the CRA, to find 
vacant sites that may be suitable for green 
infrastructure projects.
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Multi-Purpose Trails
The City currently has two separate 
documents that are referenced for future 
trails and greenway projects. In the 
1970s, the City of Jackson developed 
the Jackson Greenway and Trails Master 
Plan and in 2012, the Jackson Madison 
MPO adopted the 2040 LRTP, which 
includes recommendations for future 
multi-purpose trail projects. Recommen-
dations from these documents should be 
combined and integrated into the overall 
parks and recreation master plan.


During the public outreach process, 
many members of the Jackson commu-
nity expressed the need for a city-wide 
greenway and trail system. While the 
2040 LRTP identifies nine trail segments 
and lists them by priority, it also notes 
that the, “decision to proceed with any 
multi‐purpose trail project should include 
a substantial effort to gauge public sup-
port.” Based on the positive input received 
during the development of the Civic 
Master Plan that supported the creation 
of a city-wide trail system, the City 
should work with the MPO to initiate the 
Priority 1 Multi‐Purpose Trails projects. 


Recreational Programming 
& Facility Space
The Jackson Parks and Recreation 
Department actively uses three commu-
nity facilities: Northside Lions Commu-
nity Center, South Jackson Community 
Center, and the Westwood Recreation 
Center. While these facilities provide 
activities for a range of age groups, they 
are not currently meeting the needs of 
the community. For example, the Senior 
Olympics use the South Jackson Commu-
nity Center to practice, which precludes 
any other indoor use of the facility. With 
the public requesting additional after-
school programs and senior activities, the 
Parks and Recreation Department should 
evaluate existing community facility space 
to ensure they respond to locally-based 
needs and create plans to expand or 
construct new community centers as 
necessary. 


Joint-Use Agreements


An effective strategy to increase access 
to recreation while limiting valuable 
resources is through joint-use agreements 
with local schools. These agreements allow 
for the public use of school recreational 
facilities, saving tax-payer dollars by 
minimizing the potential of duplicating 
services as well as opening opportunities 
to provide facilities in underserved areas.


Maintenance & Operations
The Parks and Recreation Department 
cited a need to both upgrade existing 
facilities and add new recreational facili-
ties. Ideally, funding for individual parks 
would be allocated on a site-by-site basis, 
considering intensity of use. However, 
before the Department pursues park 
expansion, it must ensure that adequate 
funding is available to maintain and 
operate the current inventory of parks and 
recreational facilities.


Madison County 
Parks & Recreation 
Department
The Madison County Parks & Recreation 
Department owns and operates eight 
parks and facilities in Madison County. 
Several of the parks sites are located just 
outside the Jackson corporate boundaries, 
and used by Jackson residents. Before 
pursuing expansion, the Jackson Parks 
and Recreation Department should work 
closely with the Madison County Parks 
and Recreation Department to ensure 
park services within the same geographic 
areas do not overlap or compete, which 
will contribute to resource savings for 
both departments. 
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ENVIRONMENTAL 
FEATURES
Jackson’s landscape is surrounded by open 
space, tributaries, and densely wooded 
areas. These areas contribute to the quality 
of life and image of the City. More impor-
tantly, they serve important ecological and 
stormwater management roles. 


Forked Deer River
Jackson is bisected by the South Fork 
Forked Deer River, which runs in a 
northwesterly direction, just south of 
Downtown. Part of the South Forked 
Deer River Watershed, the river even-
tually meets up with the Obion River, 
which flows into the Mississippi River. 
The watershed is home to more than 
a dozen rare plant and animal species, 
while the river itself serves as a defining 
development boundary. The South Fork 
Forked Deer River is prone to seasonal 
flooding, having caused severe damage to 
nearby properties after powerful storms in 
2010. Northern parts of the city lie within 
floodplains and tributaries of the Middle 
Fork Forked Deer River. Given the flood 
risks presented by the Forked Deer River 
as well as the environmental sensitivity of 
its watershed, the City should be proactive 
to prevent development from occurring 
within floodplains through strict develop-
ment and mitigation regulations.


South Fork Forked Deer 
River Greenway
While the South Fork Forked Deer River 
is prone to flooding, it is also seen by 
many Jackson residents as an underuti-
lized asset. According to the Tennessee 
Rivers Assessment under the National 
Park Service’s Rivers and Trials Conser-
vation Assistance Program, the South 
Forked Deer River has both regional and 
local significance as a recreational boating 
resource, and local significance for its nat-
ural and scenic qualities. As such the City 
should explore creating additional access 
points to the South Fork Forked Deer 
River and establishing a greenway trail 
along the river. Additional discussion of 
the South Forked Deer River Greenway 
concept is included in the Transportation 
& Mobility Chapter.
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Cypress Grove Nature 
Park & Center
Owned and operated by the City of 
Jackson Parks and Recreation Depart-
ment, the Cypress Grove Nature Park 
and Center provides 265 acres of natural 
area that is home to a variety of wildlife. 
The park features a mile-long elevated 
boardwalk, observation tower, and picnic 
pavilion. Cypress Grove is also home to 
the Raptor Center, which is a bird sanc-
tuary and educational center. In order to 
protect this natural asset, the City should 
investigate acquiring additional land out-
side the park or require large development 
buffers around its perimeter. In addition, 
the City should consider the expansion of 
trails or improved bicycle and pedestrian 
infrastructure to allow for safe access to 
the Park from Airways Boulevard.


Environmental 
Conservation & 
Restoration
Creek Restoration
In 2012, the City of Jackson worked in 
partnership with the Tennessee Healthy 
Watersheds Initiative and Madison 
County to restore the Cane Creek 
Tributary near Bemis. The restoration 
was aimed at decreasing flood risks and 
increasing stormwater management 
through bio filtration, replenishment of 
wetland habitat, and the addition of walk-
ing trails. The group reconvened in 2013 
to restore Sandy Creek, which included 
planting native trees, installing rain gar-
dens, and providing educational oppor-
tunities for residents and visitors. The 
City should continue to work with the 
County, the Tennessee Healthy Water-
shed Initiative, as well as the Tennessee 
Wildlife Resources Agency to identify 
additional areas that are good candidates 
for restoration and conservation.


Open Space Preservation
Jackson includes large tree stands not 
only adjacent to the Forked Deer River, 
but also within many Jackson neighbor-
hoods. Wooded land and open spaces 
such as those to the west of Dyer Creek 
and south of Harts Bridge Road provide 
opportunities for access to natural areas 
in the heart of Jackson. The City should 
work with property owners to include 
these areas within the Tennessee State 
Natural Areas Registry Program or 
the Forest Stewardship Program. This 
voluntary program provides landowners 
an opportunity to preserve important 
natural areas through the help of general 
management guidance and technical 
assistance. Notwithstanding involve-
ment with the program, the City should 
encourage future development to preserve 
wooded areas and incorporate natural 
areas within development plans. For 
additional information about conservation 
design strategies, refer to the Residential 
Areas Framework Plan in the Land Use & 
Development Chapter.
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Flood & Stormwater 
Management
The wetland areas and floodplains within 
the South Fork Forked Deer River Water-
shed are important factors to consider as 
the City’s development footprint expands. 
Floodplains, such as those that are formed 
by the South Fork Forked Deer River and 
Middle Fork Forked Deer River, include 
areas prone to surface flooding during 
significant rain events. Wetlands typically 
include standing water and often support 
local vegetation or wildlife ecosystems. 
They are highly sensitive, contributing 
to both the ecological system and local 
water quality, and should be appropriately 
buffered as new development occurs.


The City should implement the following 
actions to mitigate impacts of develop-
ment and increase overall stormwater 
management:


 • Utilize floodplains to implement low-
impact community amenities that are 
resilient to flooding, such as passive 
open spaces, multi-purpose trails and 
greenways, and nature walks.


 • Amend the Subdivision and Land 
Development Regulations and zoning 
regulations to encourage creative ways 
for development to appropriately 
integrate floodplains and wetlands 
into site design, such as clustering 
development onto unaffected areas of 
the site.


 • Require on-site stormwater detention 
and management to reduce the 
amount of potentially contaminated 
runoff through increased permeability 
and filtration.


 • Require development to provide 
adequate buffers from floodplains 
and wetlands in order to minimize 
risk associated with flooding and the 
negative impacts of development on 
natural systems.


 • Include regulatory incentives for 
property owners and development 
projects that proactively mitigate 
impacts to floodplains and wetlands 
through increased stormwater 
management, green infrastructure, 
and other best management practices 
(BMP’s).
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The image, identity, and community character of Jackson are shaped by a 
variety of factors. As the hub of West Tennessee, Jackson is a city where 


history, art, and entertainment converge. 


IMAGE, IDENTITY 
& COMMUNITY 
CHARACTER


The City’s rich and storied past sets the backdrop 
for several historic sites and celebrated figures. The 
identity of Jackson, however, is more than its cultural 
offerings; it is also shaped by the physical appearance 
of its streets and buildings and the overall perception 
of the City.


The Image, Identity, and Community Character 
chapter inventories the many places and features that 
contribute to the identity of Jackson. The chapter 
presents recommendations to support and promote 
the City’s cultural and community assets and enhance 
the overall perception and physical appearance of 
Jackson. These strategies seek to make the “Hub 
City” the iconic, historic, and cultural center of West 
Tennessee.
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RESILIENT CITY 
DESIGN
“A Resilient City is one that has developed 
capacities to help absorb future shocks and 
stresses to its social, economic, and techni-
cal systems and infrastructures so as to still 
be able to maintain essentially the same 
functions, structures, systems, and identity.” 
Working Definition, ResilientCity.org.


With a history  of floods and tornadoes, 
Jackson should strive to not only be the most 
livable city in the country, but also the most 
resilient. The strong sense of community has 
aided Jackson in many of its disaster recov-
ery efforts, but several other strategies can be 
used to increase overall resiliency.


Overhead Power Lines
Overhead utility lines are common along 
many of the City’s corridors and burying 
these utilities would not only reduce the 
visual clutter along the City’s right-of-
way, but also create more resilient infra-
structure. Although burying overhead 
utilities is an expensive undertaking, 
the City should coordinate with JEA 
to include the burying of utilities into 
planned street resurfacing, right-of-way 
improvements, or other capital improve-
ment projects. 


Pedestrian Facilities
Pedestrian-scaled, walkable neighborhood 
design not only aids overall public health, 
but is also a key component of resiliency. 
Natural disasters may force the closure of 
roads due to debris or flooding. Resi-
dents should be able to seek and provide 
assistance to fellow Jacksonians without 
the need for a car. This is accomplished 
though a connected pedestrian network 
that provides access to and through Jack-
son’s many neighborhoods.


Placemaking
After a natural disaster, some experts say 
that the well-connected communities help 
residents cope with crisis. Placemaking 
provides an opportunity for residents 
and visitors to form a common bond 
through a shared identity of place. It 
focuses energy to rebuild, restore, and 
enhance common areas that lend to the 
character of a neighborhood. The City 
should create neighborhood-oriented 
places in its residential neighborhoods 
and commercial districts (See Residential 
Areas Framework Plan and Commercial 
Area Framework Plan in the Land Use & 
Development Chapter).
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STREETSCAPE 
IMPROVEMENTS 
& LANDSCAPING
Streetscape elements and landscaping 
play a significant role in how visitors view 
a community. With more than 31,000 
people commuting to Jackson on a daily 
basis and thousands of others visiting for 
its shopping and dining opportunities, the 
appearance of Jackson’s major corridors 
is critical to the economic vitality of the 
community.


Jackson has made streetscaping invest-
ments in Downtown; however, other 
commercial districts within the City, 
such as around the Old Hickory Mall, 
Airways Boulevard, portions of North 
Highland Avenue, and Highway 45 in 
South Jackson, are in need of attractive 
landscaping and streetscaping elements. 
Replacing blighting elements such as 
chain link fences with attractive hedge 
rows and planting parkway trees can 
significantly improve the appearance of 
commercial areas. The City should con-
sider implementing various streetscaping 
and landscaping strategies to improve its 
image as a safe, inviting community.


Streetscaping 
Elements
Streetscaping consists of the physical and 
natural attributes that form the street 
environment. Within Downtown Jackson, 
recent streetscape improvements consist 
of benches, decorative lighting, banners, 
curb bump outs, and textured cross walks. 
These elements enhance pedestrian 
safety and help define a sense of place in 
Downtown Jackson. As discussed in The 
Subarea Plans Section of the Land Use & 
Development Chapter, the City should 
consider expanding its streetscaping 
program to other areas of Downtown, 
prioritizing projects within commercial 
areas. 


As the City moves forward with streets-
caping initiatives, it must consider the dif-
ferent functions of City streets and utilize 
streetscaping elements that respond to the 
needs of each street and neighborhood. 
The Subarea Plans Section of the Land 
Use & Development Chapter also identi-
fies streetscape treatments for portions of 
several corridors including Airways Bou-
levard, Old Hickory Boulevard, Highland 
Avenue, and Lane Avenue. Each of the 
recommended right-of-way treatments 
is tailored to the function of the roadway 
within the context of the surrounding 
district. Uniform design elements and 
themes should also be used to visually link 
the different portions of a neighborhood 
or district where streetscape elements are 
being applied, further strengthening the 
area’s unique sense of place.


Tree Canopy
Not only do trees reduce stormwater 
runoff and improve air quality, but within 
urban areas they have been shown to 
increase the perception of safety and 
reduce crime. The City should consider 
adopting a tree canopy enhancement 
program to improve canopy coverage 
throughout Jackson. The development 
of a tree canopy inventory is needed to 
fully document areas to be preserved or 
enhanced with new plantings. Once an 
inventory is complete, the City can then 
establish a plan to plant parkway trees 
in public rights-of-way and encourage 
property owners to plant trees in areas 
with low levels of tree canopy coverage. 
It is important that such a tree canopy 
enhancement initiative be tailored to the 
needs of the Jackson community relative 
to other infrastructure initiatives. 


In addition, the City should consider 
amending its development regulations 
to require property owners to maintain 
and/or replace trees when redevelopment 
occurs. Moreover, as recommended in the 
Land Use & Development Chapter, the 
City should encourage cluster develop-
ment that preserves tree stands as part 
of a development proposal in Jackson’s 
growth areas. 
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Gateway Features
Gateway features announce entry into the 
community and instantly communicate a 
sense of character and identity. Currently 
the most prominent gateway feature 
announcing entry into Jackson is a simple 
highway sign on Airways Boulevard near 
the Cypress Grove Nature Park. With 
numerous expressway exits and several 
highways crisscrossing the community, 
there are various opportunities for gate-
way features to be installed throughout 
Jackson that will be viewed by tens of 
thousands on a daily basis and strengthen 
the Jackson brand.  


Community gateway signs could be 
enhanced by incorporating the City logo 
and should have similar landscaping and 
hardscape features. The City should also 
consider the use of monument signs, 
as they are generally more pronounced 
and have better visibility on high-speed 
roadways. Utilizing several sizes and scales 
with similar design will take advantage 
of a range of locations. While numerous 
opportunities exist, the City should con-
sider prioritizing high traffic areas such 
as the I-40 and US Route 45 interchange 
area for the installation of larger, primary 
gateway features. Additional high-traffic 
areas of the City could integrate smaller 
secondary gateway signs. It is important 
that gateways be of reasonable cost for 
both construction and ongoing mainte-
nance.


Gateway features should include 
high-quality and attractive signage, land-
scaping, and decorative lighting. Common 
design elements such as the Jackson 
“Connect Here” logo, building materials, 
landscaping, and hardscaping should also 
be consistently utilized as part of gateway 
features throughout the community. 
These common elements will present a 
unified image that is easily recognizable 
as “Jackson” and that creates a connection 
between the gateway location and the 
larger community.


Wayfinding Program
A city-wide wayfinding program uses 
signs, maps, and other graphic tools to 
convey directions and locations to com-
munity facilities and cultural attractions. 
In concert with gateway feature installa-
tions, the City should consider imple-
menting a wayfinding program to allow 
visitors and residents to easily navigate 
city streets. These signs should have a 
uniform design and incorporate the City 
logo. Wayfinding signs should be placed 
at prominent intersections and points 
of interest to guide travelers to a variety 
of destinations, including City Hall, the 
Federal Court, Jackson Walk, the Oman 
Arena, and Casey Jones Village, among 
many others. The size of the signs should 
vary depending on the speed of travel, 
with smaller pedestrian-oriented signage 
in Downtown and walkable neighbor-
hoods, and larger, auto-oriented signage 
in busier corridors. 


Commercial Design 
Guidelines
While Jackson is a regional destination 
for shopping and dining, the quality and 
appearance of its commercial areas does 
not always reflect this reputation. Design 
guidelines are a tool that give direction 
regarding building location and orien-
tation, site design, access management, 
architectural detail, landscaping, and 
much more. Consideration should be 
given to developing design and develop-
ment guidelines for the City’s commercial 
areas. Guidelines would increase the over-
all community aesthetics and significantly 
improve the character and appearance of 
commercial districts. 
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HISTORIC 
PRESERVATION 
The history of Jackson greatly influences 
it image and identity. Its architectural past 
can be seen through the City’s six historic 
districts and the 20 National Register of 
Historic Places (NRHP) sites. The City’s 
role in the Civil War and Civil Rights 
movement, as well as its many celebrated 
historic figures, has made a lasting 
impression on its identity.


Historic Districts
The City is home to six historic districts, 
five of which are listed on the NRHP. 
The local designation of historic districts 
is determined by the Jackson-Madison 
County Historic Zoning Commission. 
Contributing structures within designated 
districts that undergo alterations must 
first go through a review process through 
the Commission. The vitality of these 
districts is dependent upon the integrity 
of the contributing structures. As such, 
the City should work with property 
owners to secure grants and funding to 
offset the costs of improvement. Actions 
include providing technical assistance to 
property owners during the application 
process to secure federal funding through 
the Tennessee Historic Commission. 


Bemis
With regard to the Bemis Historic 
District, the City should work with the 
Community Redevelopment Agency to 
implement the recommendations of the 
South Jackson Revitalization Project – 
Bemis plan that was adopted in 2014. The 
plan calls for the infill development of 
a mix of single family and multi-family 
housing in the area, to be complemented 
by streetscape enhancements and a 
combination of parkland and open space 
along the Cane Creek corridor. The plan 
also calls for the preservation and/or 
adaptive reuse of the Bemis Mill building, 
but since adoption of the plan, it has 
been determined that the Bemis Mill is 
to be demolished. The mill building site 
will be the future location of a memorial 
park and plaza and while not as initially 
planned, this development will retain the 
Bemis Mill site as a central focus in the 
neighborhood and is in keeping with the 
intent of the plan.


Moving forward, The City should partner 
with the CRA to provide technical 
assistance to secure funding for individual 
property owners to make improvement, 
create redevelopment opportunities, and 
identity buildings suitable for adaptive 
reuse to both revitalize the neighborhood 
and prevent the loss of contributing 
historic structures.


Historic Sites
During the community outreach process, 
Jackson residents expressed pride in 
their City’s rich history. Notable NRHP 
sites include The Casey Jones Home and 
Railroad Museum, Greyhound Bus Sta-
tion, New Southern Hotel, Neely House 
(also known as the Murphy Hotel), and 
Temple B’Nai Israel. The Historical 
Markers Program through the Tennessee 
Historical Commission (THC) also rec-
ognizes sites through descriptive markers. 
Since 1930, THC has erected more than 
1,900 markers throughout the state that 
identify significant events, persons, and 
sites in Tennessee history. In addition to 
THC markers, the Sons of Confederate 
Veterans also erect historical markers 
throughout the state.


Interactive Website 
& Walking Tours
Community input received during the 
planning process called for additional 
strategies to celebrate Jackson’s history 
and engage visitors. One such strat-
egy could be the development of an 
interactive online map that identifies 
historic sites. Such an effort could be 
complemented by self-guided and guided 
walking tours created and marketed 
in partnership with groups such as the 
Jackson Convention & Visitors Bureau/
Tourism and Jackson Chamber. 
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“HEALTHIEST 
CITY IN 
TENNESSEE”
The JumpStart Jackson initiative has 
made great strides in improving access to 
fitness and healthy food. Highlights of the 
program include:


Downtown 
Fitness Trail
Open since the summer of 2013, the 
1.5-mile Downtown Fitness Trail offers 
residents and visitors an opportunity to 
tour Downtown and get some exercise. 
The Trail traverses through the historic 
Downtown, passing City Hall, the library, 
the Ned, and the Farmers’ Market. It 
also features seven exercise stations that 
includes an elliptical machine and sit up 
bench. The Trail has a website where users 
can log and track their activity.


West Tennessee 
Farmers’ Market
This year-round market features local and 
seasonal goods and produce from local 
farmers and artisans. The West Tennessee 
Farmers’ Market is considered a major 
asset and draw to Downtown. The Market 
is well integrated with the new Jackson 
Walk development, helping to strengthen 
its tie to Downtown.


Farm to Tray
As part of the U.S. Department of 
Agriculture’s Farm to School Initiative, 
the Farm to Tray program provides 
locally-grown foods to Jackson-Madison 
County School System schools. Produce 
is raised by students at Liberty Technol-
ogy Magnet High School’s greenhouse, 
and distributed to seven schools in the 
district. Students learn about agricul-
ture, math, and science, while providing 
healthy food choices. For the 2012-2013 
school year, Liberty grew 4,222 heads of 
Bibb lettuce, 573 pounds of cucumbers, 
and 695 pounds of tomatoes!


JumpStart Jackson
JumpStart Jackson is a health initiative 
aimed at making Jackson the “Healthiest 
City in Tennessee.” Programs as part of 
the initiative include access to healthy 
food for children in Jackson-Madison 
County School System schools, local 
community gardens, and the Downtown 
Farmers’ Market. As part of the initiative, 
the City of Jackson, Madison County, 
and the Jackson-Madison County School 
System adopted the Jackson Madison 
Wellness Policy. This policy outlines 
guiding principles and priorities that are 
aimed at improving health, wellness, and 
quality of life. The City should continue 
to implement the strategies listed in the 
Wellness Policy, the majority of which 
have been integrated into the Civic 
Master Plan. 
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ARTS AND 
CULTURE
Art and culture comprise a diverse array 
of visual and performing arts, sports, 
and health initiatives that contribute to 
the character of the Jackson community. 
The City’s music appreciation is shown 
through the Jackson Symphony and 
Rock-A-Billy Hall of Fame, several 
museums provide historical accounts of 
Jackson, and art exhibits and sporting 
events activate the senses. 


Art in the Community
The art community is thriving in Jackson. 
The City is home to several galleries and 
venues that feature rotating art exhibits 
and events. In addition, a variety of non-
profit art education programs are available 
throughout the City that cater to all ages 
and skill levels. Many of these venues and 
programs are advertised and supported by 
the Jackson Arts Council, which seeks to 
promote and strengthen art throughout 
Jackson by supporting arts organizations, 
education, and advocacy. The organization 
offers scholarships and grants, as well as 
provides technical assistance to artists and 
art programs in areas such as grant-writ-
ing and marketing.


Galleries
 • ArtReach at Jackson State Community 
College


 • Carnegie Center for Arts & History
 • Chambers/McClure Exhibition Center 
at Lane College 


 • Ned R. McWherther West Tennessee 
Cultural Arts Center


 • West Tennessee Cultural Heritage Museum
 • Union University Art Gallery 


Art Education & Organizations 
 • Jackson Arts Council
 • Jackson Symphony Orchestra
 • Ballet Arts
 • Arts Coalition
 • Griot Collective of West Tennessee
 • West Tennessee Storytellers
 • Jackson Theatre Guild
 • Society for African American Cultural 
Awareness


 • ArtReach at Jackson State Community College
 • Jackson Parks and Recreation Department
 • Jackson Children’s and Teen Theatre
 • Jackson Symphony Community Education
 • Union University Art Program
 • Union University Community Music Center
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Program Access
Performance and visual arts within 
Jackson are significant contributors to 
the City’s quality of life. Nevertheless, 
programs and events may not always be 
within the economic reach of all com-
munity members; building off  existing 
efforts of local organizations such as the 
Believe Arts Council to improve this 
issue, the City should work with local arts 
providers, cultural facilities, and various 
community partners to facilitate free and 
low-cost cultural opportunities for the 
community. This will provide access to 
underserved populations and help instill 
community-wide interest and support in 
the arts.


Tourism & Events
Creating a positive image for the City 
of Jackson requires a comprehensive 
approach that addresses branding, 
messaging, and awareness. The following 
strategies identify opportunities for the 
City to distinguish itself as a safe and 
thriving community.


Jackson/Madison County 
Convention & Visitor Bureau
The Jackson/Madison County Conven-
tion & Visitor Bureau (CVB) is a non-
profit organization aimed at promoting 
Jackson and Madison County as a place 
to host meetings and events, and take 
advantage of area retail, arts, and cultural 
attractions. Each week, the CVB releases 
an online calendar of events that features 
a wealth of current area events and attrac-
tions. The CVB is co-located with the 
Jackson Area Chamber of Commerce: an 
ideal setting that encourages communi-
cation and partnership opportunities. The 
City should maintain frequent communi-
cation with the CVB to ensure they have 
the latest information regarding events, 
venues, and potential opportunities to 
promote the City. 


Branding & Marketing
The image and perception of a city can be 
shaped through branding and marketing 
initiatives. Jackson already utilizes the 
“Connect Here” brand and logo developed 
by the Jackson Chamber of Commerce, 
which reinforces Jackson’s status as a hub 
city. 


Expanding the Brand


The City should also work with the Cham-
ber to evaluate opportunities to modify 
and expand the brand. For example, the 
“Connect Here” phrase could be leveraged 
to touch on various aspects of the commu-
nity life like:  


 • Connect to A Day at the Ballpark in 
Jackson.


 • Connect to Higher Education in 
Jackson.


 • Connect to A Night Out in Jackson.


While it has been used extensively for 
economic development efforts, the poten-
tial to apply the Jackson brand to tourism 
and should be further explored. This brand 
should be integrated in all City of Jackson 
outreach activities and marketing efforts so 
that it is highly recognizable and strongly 
tied to Jackson. 


The City should continue to work with the 
Chamber of Commerce, as well as other 
organizations such as the Jackson Madison 
County African American Chamber of 
Commerce, Jackson Arts Council, and 
Jackson Downtown Development Cor-
poration to ensure that marketing efforts 
deliver the intended message and aid in 
promoting the City’s image.
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Transportation Access
For Jackson residents and visitor to take 
full advantage of the City’s many cultural 
attractions, access needs to be a key 
consideration. Many cultural institutions 
such as the Ned and Carnegie Center for 
Arts and History are located Downtown, 
are within a walkable district and served 
by several bus lines. However, other 
attractions do not have a high level of 
accessibility. For example, many residents 
would like to take transit to watch a 
Jackson General game; however, the Ball-
park at Jackson has no JTA service. The 
City should ensure that local attractions 
have adequate pedestrian infrastructure. 
The City should work with the JTA to 
consider rerouting bus lines to serve more 
Jackson arts and cultural resources. 


Festivals & Events
Jackson is home to several annual events 
that draw visitors near and far. The Rock-
A-Billy Festival draws international music 
acts while the Shannon Street Fest brings 
residents Downtown to enjoy Blues 
music and a BBQ cook off. Events not 
only provide fun and entertainment, but 
serve as marketing tools unto themselves, 
showcasing Jackson neighborhoods and 
facilities. They give an opportunity for 
residents to experience and enjoy Jackson 
neighborhoods they may not otherwise 
have visited, while introducing Jackson to 
outside visitors.


More importantly, events are conduits 
for community-building, strengthening 
neighborhood ties and promoting invest-
ment. Understanding both the economic 
and community-building benefits of 
events, the City should collaborate with 
community partners to host several events 
throughout the year. Through promotional 
support and the use of underutilized pub-
lic space, the City can serve as a valuable 
partner for festivals and neighborhood 
celebrations. To ensure their success, all 
City events should have adequate health 
and safety staff and facilities to accom-
modate all attendees, ensuring a safe and 
friendly atmosphere.







ONE JACKSON CIVIC MASTER PLAN174


August 2015 / Prepared by Houseal Lavigne Associates


Venues & Attractions
The City of Jackson includes a wealth 
of venues, attractions, and destinations. 
Promotion and marketing, as well as 
routine maintenance and upkeep of these 
facilities, is key to sustaining a healthy 
tourism base and providing essential 
cultural amenities to residents. These local 
venues include: 


The Ned
The Ned R. McWherther West Tennessee 
Cultural Arts Center, more commonly 
referred to as “The Ned,” is the City of 
Jackson’s state-of-the-art performance 
and art venue. Located on Main Street in 
Downtown Jackson, the facility includes 
a 440-seat theatre, two art galleries, and 
additional meeting and event rooms. In 
addition to hosting concerts and events, 
the Ned is home to the Jackson Theatre 
Guild.


Casey Jones Village
On the rainy evening of April 30, 1900, 
Casey Jones, a locomotive engineer, died 
heroically as he tried to stop his passen-
ger train from colliding with a stalled 
freight train. While historians debate 
the details of that tragic night, the life of 
Casey Jones is celebrated at Casey Jones 
Village. Jones, who lived in Jackson at 
the time of his death, is commemorated 
by the Historic Casey Jones Home and 
Railroad Museum. Set on approximately 
17 acres, the Casey Jones Village includes 
1880s recreated storefronts that house 
restaurants and shops and an outdoor 
amphitheater.


The Oman Arena
The Oman Arena is a 5,600-seat event 
space that hosts a range of performances 
and sports events. Located just north of 
Downtown, the Oman Arena was opened 
in 1967. Despite the Oman Arena’s 
central location just north of Downtown, 
the facility does not maintain a full event 
calendar and is not being utilized to 
its full capacity. A structural analysis is 
needed to determine the facility’s ability 
(through structural reinforcement or the 
purchase of an interior frame and suspen-
sion system) to support community events 
and concerts. The structural study should 
determine the potential strategies and 
costs to improve the structure and clarify 
the future of the arena. Further discussion 
of the Oman Arena is included in the 
Subarea Plan Section of the Land Use & 
Development Chapter
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Bemis Mill Village Museum
In the early 1900s, Bemis, Tennessee 
was established as a factory town, where 
workers produced textiles at the booming 
Bemis Cotton Mill. As the need for cotton 
grew, so did the town, which established 
a church, school, and auditorium. years 
passed and the factory eventually shut 
down. Now housed in the former audi-
torium building, the Bemis Mill Village 
Museum celebrates the history of the 
historic town. The Museum is maintained 
by the Bemis Historical Society through 
funding from Save America’s Treasures, 
the National Park Services, Department of 
the Interior and the Tennessee Historical 
Commission. The mill is located across the 
street from the museum and is slated for 
demolition in 2015. A new park and plaza 
will be created on a portion of the site.


Carnegie Center for 
Arts & History
The Carnegie Center for Arts & History 
is considered the best Civil War museum 
in West Tennessee. Located Downtown 
in the historic Carnegie Library building, 
the Center houses temporary and perma-
nent exhibits that feature stories about the 
Civil War, the Underground Railroad, and 
many other historical educational displays 
as well as more contemporary exhibits.


Carl Perkins Civic Center 
Named after the Rock-A-Billy legend 
Carl Perkins, the Carl Perkins Civic Cen-
ter is a 2,200 seat auditorium. Located 
on the southern edge of Downtown, the 
Civic Center hosts a variety of live per-
formance events from the Miss Tennessee 
Pageant to local dance recitals, and is 
home to the Jackson Symphony Orches-
tra. The desired long term vision for the 
civic center and surrounding area includes 
the development of a hotel and conven-
tion center. As development occurs, and 
as determined to be appropriate through 
further facilities planning, the civic center 
should be renovated and improved with 
physical connections to the convention 
center.


West Tennessee 
Farmers’ Market
This year-round market features local and 
seasonal goods and produce from local 
farmers and artisans. The West Tennessee 
Farmers’ Market is considered a major 
asset and draw to Downtown. The Market 
is well integrated with the new Jackson 
Walk development, helping to strengthen 
its tie to Downtown.


N.C. & St. L. Depot & 
Railroad Museum
The N.C. & St. L. Depot and Railroad 
Museum (Nashville, Chattanooga, and St. 
Louis Railway Passenger Depot & Rail-
road Museum) celebrates the rich history 
of rail. Located just south of Downtown 
on Royal Street, the museum, is operated 
by the Jackson Parks and Recreation 
Department and offers free admission and 
year-round events and activities. 
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International Rock-A-
Billy Hall of Fame
Located in Downtown Jackson, the 
International Rock-A-Billy Hall of Fame 
features music and video archives and 
memorabilia of the Rock-A-Billy music 
genre. Each year the Hall of Fame hosts 
a summer festival featuring Rock-A-Billy 
artists and music originally made famous 
by Jackson native Carl Perkins. 


Electro Chalybeate Well
Thought to have healing powers, a natural 
spring just south of Downtown drew large 
crowds and became a local gathering spot 
during the late 19th Century. Today, a 
gazebo sits on the site and the water from 
the Electro Chalybeate Well still flows for 
visitors and residents alike.


Rusty’s TV & Movie 
Car Museum
This unique museum showcases more 
than 25 cars that have been used in film 
and television. From a bat-mobile to a 
Delorian, Rusty’s brings the big screen 
to life. 


Jackson Generals & the 
Ball Park at Jackson
The Jackson Generals are the double-A 
baseball Southern League affiliate to 
the Seattle Mariners. Known as the 
West Tenn Diamond Jaxx until 2010, 
the Jackson Generals have won three 
division titles and one league title since 
the franchise began in 1978. The Jackson 
Generals play at the Ball Park at Jackson, 
formally Pringles Park, a 6,000-seat minor 
league ball field located at the northeast 
edge of the City. More than 3,600 fans 
attended the Jackson Generals’ 2014 
winning home game opener.
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COMMUNITY-
BUILDING: ONE 
JACKSON
Jackson’s neighborhoods are composed of 
a diverse range of residents. During the 
One Jackson Civic Master Plan outreach 
process, participants repeatedly noted 
that one of Jackson’s greatest strengths 
lies with the very people that live there. 
However, residents also feel that Jackson’s 
geographic silos (ie: north v. south) create 
separate identities that cause some com-
munity members to feel less engaged with 
the City and one another. By pursuing the 
goal of creating “One Jackson” the City’s 
culture of hospitality and neighborliness 
will be promoted and celebrated. The City 
should implement the following strategies 
to build a greater sense of community and 
unify Jackson.


Social Inclusion
Communication, outreach, and social 
engagement between neighborhood orga-
nizations, business, and residents is vital 
to creating strong neighborhoods. While 
some residents take an active role in their 
community, others may feel hesitant to 
participate in community-related events. 
The City should work with neighbor-
hood organizations, religious groups, and 
local schools to foster social inclusion. 
This includes working with local groups 
through initiatives like the City-led Com-
munity Policing program and engaging 
community leaders from the Leadership 
Jackson program to encourage interaction 
between local community group members, 
new residents, and business owners. 


Neighborhood 
Support
Neighborhood organizations play a vital 
role in providing support and a voice for 
its residents. These groups help mobilize 
neighborhood initiatives, serve as a con-
duit for city-related information, promote 
and support events, and also serve as 
social outlets. The City should regularly 
reach out to existing neighborhood 
associations and watch groups to promote 
communication as well as facilitate the 
creation of new neighborhood organiza-
tions.


Community 
Involvement & 
Accessibility
The role of the City of Jackson should 
be more than administrative, rather it 
should strive to be accessible and involved 
with local communities. The presence of 
Jackson officials and representatives at 
community events increases trust in local 
government and allows an opportunity 
for residents to ask questions and get 
information about what is happening at 
the municipal level. It increase commu-
nity-building and helps instill local pride. 
The City should regularly attend local 
events and meetings to increase com-
munity involvement and accessibility to 
municipal staff.
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This chapter presents an implementation framework that the City can 
use to initiate and undertake key recommendations included in the Civic 


Master Plan. The actions and strategies identified here establish the “next 
steps” to be taken in continuing the process of community planning and 
investment.


IMPLEMENTATION


The Civic Master Plan provides policies and recom-
mendations regarding the initiatives the City should 
undertake over the next 15 to 20 years. For the vision 
of Jackson to be realized, the City must be proac-
tive and have the support and participation of local 
leaders, other public agencies, various neighborhood 
groups and organizations, the local business commu-
nity, property owners, developers, and residents. The 
City should be the leader in promoting cooperation 
and collaboration with these partners to implement 
the Civic Master Plan.


These tasks include:


 • Use the Civic Master Plan on a day-today basis to 
guide City policies and decision-making;


 • Review and update the Zoning Ordinance and 
other development controls to reflect policies 
presented in the Civic Master Plan;


 • Develop and utilize a multi-year Capital 
Improvements Program (CIP) to plan for 
recommended infrastructure improvements;


 • Promote cooperation and participation among 
various agencies, organizations, community 
groups, and individuals;


 • Regularly review and update the plan to reflect 
current conditions and shifts in community 
priorities;


 • Explore possible funding sources and 
implementation techniques; and,


 • Establish an Implementation Action Committee.
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USE PLAN ON A 
DAY-TO-DAY BASIS
The Civic Master Plan should become the 
City’s official policy guide for land use, 
development, and reinvestment. The Plan 
was adopted on August 4, 2015 and it is 
essential that the Plan now be used on 
a regular basis by City staff, boards, and 
commissions to review and evaluate all 
proposals for improvement and develop-
ment. Planning Department staff should 
meet with the heads of other various City 
department heads to explain the purpose 
and benefits of the Civic Master Plan. 


To further educate the community about 
the Plan, the City should:


 • Make copies of the Plan available 
online for free, provide hard copies at 
City Hall and have a copy on file at 
the public library for reference;


 • Provide assistance to the public 
in explaining the Plan and its 
relationship to private and public 
development projects and other 
proposals, as appropriate;


 • Assist the City Council and various 
boards and commissions in the day-
to-day administration, interpretation, 
and application of the Plan;


 • Provide a Civic Master Plan 
orientation for new elected or 
appointed officials;


 • Maintain a list of current possible 
amendments, issues, or needs which 
may be a subject of change, addition, 
or deletion from the Civic Master 
Plan.


AMENDING 
DEVELOPMENT 
REGULATIONS
While the Civic Master Plan articulates 
a vision for the Jackson community, the 
City’s development regulations are the 
primary tool that can be used to imple-
ment Plan recommendations. Following 
adoption of the Civic Master Plan, the 
City should consider a process to update 
the current zoning ordinance and related 
ordinances, such as the subdivision con-
trol ordinance, to ensure that regulations 
reflect current City policy and the desires 
of the Jackson community. Amendments 
to development regulations and design 
standards should consider complementary 
programs and incentives that can be used 
to achieve the community’s vision for 
economic development, neighborhood 
character, connectivity, and other aspects 
of the Plan. 


MULTI-YEAR 
CAPITAL 
IMPROVEMENT 
PROGRAM
Some recommendations of the Civic 
Master Plan may require capital invest-
ments by the City. To support implemen-
tation of these recommendations and 
appropriately budget for improvements, 
the City of Jackson should consider an 
expansion of the Capital Improvement 
Program (CIP) process from a year-by-
year process to a formal multi-year CIP.  


A CIP typically contains construction, 
major maintenance and improvement 
projects, along with infrastructure 
upgrades and replacement.  The typical 
funding cycle for significant projects, 
such as new buildings or major roadway 
projects, can span over multiple years due 
to the various phases necessary for the 
design and construction of these facilities.  
Environment analysis, design, right-of-
way or property acquisition, and construc-
tion usually do not occur within the same 
year. Therefore, planning the local dollars 
that are spent for these improvements can 
be spread out which decreases the burden 
placed on the local municipality.
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Reflect Master 
Plan Policy
The CIP itself can vary between three and 
ten years.  However, time frames on the 
lower end of the scale tend to be more 
realistic in terms of cost and budgeting, 
with a five year program being reasonable 
for Jackson.  Establishment of a multi-
year CIP and governing process shows 
recognition and guides implementation 
of community priorities for a livable city.  
In addition, it can provide a “road map” 
for capital expenditures over a period of 
time which can be a benefit to both the 
administration and city council.


Accounting for Routine Costs
A CIP can contain both specific projects 
and line item projects related to common 
or routine practices among the City’s 
various departments. Individual projects 
should be identified separately and fund-
ing should be identified for the specific 
phase of the project that is anticipated to 
take place during that budget year such 
as design, ROW/property acquisition, or 
construction.


Improving 
Transparency
Adoption of a multi-year CIP can provide 
multiple benefits to both the govern-
ment and the citizens.  It can show the 
community what projects are planned 
and provide more certainty for the near 
term future.  It allows (or forces) the city 
to prioritize capital construction and 
major maintenance needs to assure the 
infrastructure is maintained and upgraded 
to meet the stated goals and objectives.  It 
aids the city in forecasting and coordi-
nating longer-term needs. It establishes 
time frames to plan for larger projects 
and facilities by forecasting both future 
expenditures along with future revenues.  
It also increases efficiency in the planning, 
engineering and budgeting efforts, not 
only for transportation-related projects, 
but for all city departments.


JURISDICTIONAL 
& ORGANIZATION 
COOPERATION
For the Civic Master Plan to be success-
ful, there must be strong leadership from 
the City of Jackson and firm partnerships 
between other public agencies, commu-
nity groups and organizations, the local 
business community, and the private 
sector. 


The City should assume a leadership 
role to cooperate and coordinate with 
local school districts, the Jackson-Mad-
ison County Library, Jackson-Madison 
County School System, Jackson Energy 
Authority, Jackson Chamber, Madi-
son County, Tennessee Department of 
Transportation, and Jackson Transit 
Authority, the business community to 
undertake improvements that conform to 
the Civic Master Plan and improve the 
quality and character of Jackson. Some of 
the recommendations in the Civic Master 
Plan that will likely require coordination 
and cooperation include:


 • Enhancing transit service in 
underserved areas of the community;


 • Right-of-way and intersection 
improvements on corridors under the 
jurisdiction of TNDOT or Madison 
County;


 • Extension of various roads, trails 
systems, and pedestrian amenities 
across public and private rights-of-
way;


 • Establishing regional trail connections 
to areas outside of Jackson;


 • Coordination with local school 
districts and others to strengthen local 
public services; 


 • Continuing to strengthen Jackson’s 
brand to market and attract new 
residents, businesses, and tourists; and,


 • Improvements and investment in 


Jackson’s parks and open space.
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REGULAR 
UPDATES
It is important to emphasize that the 
Civic Master Plan is not a static doc-
ument. If community attitudes change 
or new issues arise which are beyond 
the scope of the current Plan, the Plan 
should be revised and updated accord-
ingly. Although a proposal to amend the 
Plan can be brought forth by petition 
at any time, the City should regularly 
undertake a systematic review of the 
Plan. The City should initiate review of 
the Plan at least every three to five years. 
Ideally, this review should coincide with 
the preparation of the City’s budget 
and Capital Improvement Plan and the 
preparation of an annual action agenda. 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. Routine examination of the Plan will 
help ensure that the planning program 
remains relevant to community needs and 
aspirations. 


POTENTIAL 
FUNDING 
SOURCES
The following is a list of possible funding 
sources that the City could pursue to fund 
the implementation of the Civic Master 
Plan. These programs are organized by 
funding category, which include:


 • General Economic Development;


 • Transportation and Infrastructure; 


 • Parks, Trails, and Open Space; 


 • Sustainability and the Environment; 
and,


 • Arts and Culture.


It should be noted that while the infor-
mation regarding these funding sources 
was deemed accurate at the time this Plan 
was written, the long-term availability of 
funds for these resources cannot be guar-
anteed. The City should revise, update, 
and expand this list of potential funding 
sources as a component of any future 
Civic Master Plan updates.


General Economic 
Development 
Partner Organization: 
Southwest Tennessee 
Development District 
Under the Tennessee Development 
District Act of 1965, the Southwest Ten-
nessee Development District (SWTDD), 
which includes Madison County, was 
established in 1971. Charged with pro-
viding comprehensive planning, and pro-
moting economic, community, and human 
resource development, the SWTDD 
operates like a regional planning council 
with streamlined approaches to adminis-
tering federals funds to local government.


The SWTDD’s role includes:


 • Providing housing technical assistance 
and data 


 • Preparing applications for Parks 
and Recreation grants administered 
through the Department of 
Environment and Conservation


 • Informing its members with sub-state 
data from the US Census


 • Administering small business and 
economic developments loans 
through its Certified Development 
Corporation status 


The State of Tennessee does not require 
the SWTDD to collect taxes or fees. 
However, the SWTDD does maintain 
and help administer many incentives and 
low-interest loans to local governments 
and business. The SWTDD should be 
relied upon as a partner along with local 
organizations like the the Jackson Areas 
Chamber of Commerce.
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Tax Increment Financing (TIF)
The purpose of TIF funding is to incen-
tivize and attract desired development 
within key commercial areas. TIF dollars 
can typically be used for infrastructure, 
streetscaping, public improvements, land 
assemblage, and offsetting the cost of 
development. TIF utilizes future property 
tax revenues generated within a desig-
nated area or district, to pay for improve-
ments and further incentivize continued 
reinvestment. As the Equalized Assessed 
Value (EAV) of properties within a TIF 
District increases, the incremental growth 
in property tax over the base year that the 
TIF was established is reinvested in that 
area. Local officials may then issue bonds 
or undertake other financial obligation 
based on the growth in new revenue. Over 
the life of a TIF district, existing taxing 
bodies receive the same level of tax reve-
nue as in the base year. Provisions exist for 
schools to receive additional revenue. 


In the State of Tennessee, two types of 
local governmental bodies are authorized 
to establish tax increment financing, 
pending approval by the state Commis-
sioner of Economic and Community 
Development and the state Comptroller 
of the Treasury.


1. Housing Authorities such as the 
Jackson Housing Authority ( JHA); 
and,


2. Industrial Development Boards 
such as the Jackson Industrial 
Development Bond Board ( JIDBB).


Under the Uniformity Act (2012) tax 
increment revenues are generally limited 
to 20 years for economic impact plans 
and 30 years for redevelopment plans. 
The Jackson Community Redevelopment 
Agency writes community redevelopment 
plans, a requirement for TIF approval by 
the State of Tennessee. 


Central Business 
Improvement District
In 1971, the Central Business Improve-
ment District (CBID) Act granted retail-
ers location within the central business 
improvement district of a tourism zone 
the ability to charge a fee not in excess 
of .25% on the sales price of goods and 
services subject to sales tax. As part of the 
CBID process, the local municipality is 
also authorized to levy a special assess-
ment against all properties located within 
the central business improvement district. 
The CBID businesses and municipality 
can then leverage these revenue sources 
to make improvements in the District 
such as streetscape improvements, district 
marketing, and special events. This tool 
could also be helpful in supporting 
improvements to the subareas identified 
in the plan and the City should work 
with partner organizations in the business 
community to evaluate the potential 
establishment of a CBID in commercial 
areas throughout the City.


Federal Community 
Development Block Grants
The City of Jackson is an entitlement 
city and receives Community Devel-
opment Block Grant (CDBG) and the 
HOME Investment Partnerships funding 
through the U. S. Department of Housing 
and Urban Development. The Jackson 
Housing Authority serves as administra-
tor of the City of Jackson’s Community 
Development Program and the Consoli-
dated Plan. 


Community Development Block Grants 
(CDBG) funding is split into two main 
buckets:  economic development and 
community development. Regarding 
economic development, CDBG helps 
communities pay for infrastructure 
improvements necessary of economic 
development projects. For example, if 
a business is considering locating in a 
county but needs a water line extended to 
their potential site, a CDBG grant could 
be used to pay for that extension. 


Regarding community development, 
CDBG funds are put towards improving 
quality of life. This umbrella distributes 
funds to fair housing as well as com-
munity-wide projects such as façade 
improvements along Main St. CDBG 
funding comes from the US Department 
of Housing and Urban Development and 
is distributed by the Tennessee Office of 
Economic and Community Development.
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Federal and State Delta 
Regional Authority Grants
Delta Regional Authority Grants are 
administered through the Tennessee 
Office of Economic and Community 
Development  (TNECD) Grants and 
Loans Division. The program’s mission 
is to improve basic public infrastructure, 
transportation infrastructure, business 
development and job training in the 21 
Tennessee counties in the Delta Region. 
Funds may be used for infrastructure 
improvement projects that aid job cre-
ation, and Madison County is eligible to 
apply.


Incentives
The City can use funding mechanisms 
such as a TIF district or CBIDD to 
provide a variety of incentive programs 
to help the community achieve its goals. 
Namely, the Jackson Downtown Devel-
opment Corporation, in partnership with 
the Jackson Downtown Revenue Finance 
Corporation and the Jackson Chamber 
use these incentives to help attract new 
development to the area, to help improve 
existing development, and to encourage 
business owners to stay in the community 
and continue to impact the community in 
a positive way. While this list of possible 
incentive programs is not exhaustive, it is 
representative of the range of options that 
are available and will provide a good start-
ing point for the creation of a comprehen-
sive incentive program that will help the 
City achieve its objectives.


On a regional scale, the Jackson Cham-
ber, whose members include regional 
governmental, business and community 
leaders, works to recruit and support 
industry in the Jackson region by working 
with and administering incentives to local 
businesses and industry.


Revolving Loan Fund
Sponsored by the US Economic Develop-
ment Administration, and administered 
by the Southwest Tennessee Develop-
ment District, the Revolving Loan Fund 
supports the development of a local 
business strategy. The borrower may use 
the low-interest loan for construction, 
property rehabilitation/ improvements, 
and land acquisition, among other things. 
Repayment of this low-interest loan goes 
back into supporting the program.


Façade Improvement Program
Façade and site improvement programs 
can be used to beautify the City and 
improve the appearance of existing busi-
nesses by offering incentives to improve 
the exterior appearance of designated 
properties.  There is a low interest loan 
program in the City of Jackson that assists 
Jackson Downtown Development Corpo-
ration members in renovating downtown 
buildings. Five local financial institutions 
participate in the program and offer a 
floating rate of 1% below prime to those 
who are approved.


Lease/Marketing Incentives
A partnership between the Jackson 
Downtown Revenue Finance Corpora-
tion and the West Tennessee Chamber 
of Commerce fund the New Business 
Rent Incentive Program. This program is 
designed to help a targeted new business 
in Downtown Jackson cover a portion 
of the rent while they establish their 
customer base. This program makes 
Downtown Jackson a destination for 
tourism and shopping by supporting a 
diverse set of interesting, small businesses 
in the downtown area. This partnership 
also provides a marking incentive pro-
gram, which helps new businesses in the 
downtown area advertise its new location 
to customers.
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Payment in Lieu of Taxes
Payment in Lieu of Taxes (PILOT) is 
a tool similar to tax abatement. A city 
can use PILOT to reduce the property 
tax burden of desired businesses for a 
predetermined period. In this instance, 
the City and a property owner will agree 
to the annual payment of a set fee in 
place of the property taxes. Payments 
are generally made in the form of a 
fixed sum, but they may also be paid as 
a percentage of the income generated by 
a property. In addition, PILOT can be a 
means of reducing the fiscal impact on 
the City of a nonprofit, institutional use, 
or other non-taxpaying entity locating 
to a key site. While such uses can be 
desirable as activity generators, they can 
also negatively impact municipal services 
because they do not pay taxes. Provisions 
can be made to offset that negative impact 
by allowing the City to be compensated 
for at least a portion of the revenue that 
would otherwise be collected in the form 
of property tax. 


The City of Jackson has a Payment-In-
Lieu-of-Taxes (PILOT) program, which 
offers a tax freeze to new, expansion or 
renovation projects approved by the Jack-
son Revenue Finance Corporation (RFC) 
Board of Directors. Upon approval, prop-
erty taxes are frozen at the current value 
of the property for up to ten years. 


State Competitive Tax 
Incentives for Businesses
Although State Competitive Tax 
Incentives are not technically a source of 
funding, it is worth noting this economic 
development strategy used to attract and 
retain business in the State of Tennessee. 
These tax incentives promote economic 
development within Tennessee by creating 
a business-friendly climate that empha-
sizes job creation. In fact, the State of 
Tennessee has one of the nation’s lowest 
per capita tax burdens on business, no tax 
on personal income and no state property 
tax. The TNECD offers more information 
on the State Competitive Tax Incentives 
listed below. Jobs Tax Credit


 • Industrial Machinery


 • Headquarters


 • Integrated Supplier and Integrated 
Customer


 • Data Center Tax Credit


 • Rural Opportunity Initiative 
Enhanced Job


Additionally, Tennessee is home to several 
business-friendly tax exemptions that 
encourage economic development with 
relief of taxes associated with manufac-
turing, warehouse and distribution, call 
centers, and headquarters relocation, 
among others. The TNECD has more 
information on such exemptions.


State Industrial 
Access Program
TDOT and local government work 
together under the State Industrial Access 
program to initiate the construction of 
roadways to support industrial areas based 
on project type, economic benefit, physical 
constraints and available funding. While 
the local government is responsible for 
design and construction, TDOT will fund 
the cost of 50% of utility relocation and 
50% of right-of-way acquisition.


State FastTrack Grant
The FastTrack Program from the State of 
Tennessee funds infrastructure con-
struction and improvements, office space 
redesign and training programs for local 
businesses in a municipality. The rate of 
funding is based on the number of jobs 
created and amount of capitol that is 
invested.


Tennessee Valley Authority 
Economic Incentives
As a customer of the Tennessee Valley 
Authority (TVA) power company, there 
are many local funding opportunities 
supplied through the TVA for which 
businesses in Jackson can apply.
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TVA Valley Investment Credit
The Investment Credit is an economic 
development incentive program jointly 
offered by TVA and participating local 
power companies. This performance-based 
program rewards companies for the five-
year economic and energy benefits associ-
ated with their new/expanded operations. 
Awards are applied as a credit to monthly 
power bills. Most companies can expect 
a 15-30 percent savings annually over a 
five-year period. 


TVA Economic Development 
Loan Funds
Financing is available for companies 
from TVA Loan Funds to stimulate job 
growth and leverage capital investment. 
TVA seeks to fill a funding gap or lower 
interest costs of project funding, thereby 
enhancing the opportunity for success. 
The maximum loan amount is $3 million 
and is determined primarily by jobs and 
capital investment. Loan terms may be 
from five to 20 years based on collateral. 


Performance Grant
Through the Performance Grant Program, 
TVA makes an investment in competitive 
economic development projects in the 
TVA region. Award amounts are paid 
directly to the company and are flexible 
for approved purposes. Funding amounts 
are based upon the five-year economic 
impact of the project and made at the dis-
cretion of TVA Economic Development.


Security Deposit Coverage
The Security Deposit Coverage program 
gives qualifying businesses an alternative 
to tying up valuable capital as they locate 
or expand in the TVA region. It is avail-
able to new or expanding commercial and 
industrial electric customers through a 
partnership between TVA and participat-
ing local power companies. The program 
allows the waiver of electric utility 
deposits to qualifying customers for up to 
five years, and the application process is 
simple and quick. 


Small Business Environmental 
Assistance Program
The Federal 1990 Clean Air Act Amend-
ments required states to establish a Small 
Business Environmental Assistance 
Program (SBEAP) to provide technical, 
administrative, and regulatory support for 
small businesses. The SBEAP staff, within 
the Tennessee Department of Environ-
ment and Conservation, serves as a liaison 
between the regulatory agencies and small 
business.


Transportation
The Tennessee Department of Trans-
portation (TDOT) Local Programs 
Development Office (LPDO) administers 
federal and state funding to Tennessee 
municipalities to improve their transpor-
tation systems. Programs administered 
by the LPDO include Surface Trans-
portation, Enhancement, Safe Routes to 
School, Congestion Mitigation and Air 
Quality Improvement, Spot Safety, Local 
Interstate Connector, State Industrial 
Access Road, Interchange Lighting and 
Bridge Replacement.


Funding for transportation projects 
is largely supported by the Federal 
Transportation bill MAP-21, which 
contains the Surface Transportation 
Fund and Transportation Alternatives 
Fund. The Transportation Alternatives 
Fund is a combination of funds pre-
viously designated under the Federal 
Bill SAFETEA-LU, which contained 
Transportation Enhancement Funds 
and Safe Routes to School. Under the 
Transportation Alternatives Fund created 
by MAP-21, these two funds are meshed 
together.
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Safe Routes to Schools
As part of the Transportation Alterna-
tives fund, the Tennessee Department of 
Transportation received more than $21 
million from the FHWA to improve 
pedestrian and bicycle access and safety 
to local schools. Local municipalities and 
non-profits may apply for SRTS grant 
funding for projects that can include side-
walk improvements, traffic calming and 
speed reduction improvements, pedes-
trian and bicycle crossing improvements, 
on- and off- street bicycle and pedestrian 
facilities, secure bicycle parking facilities, 
and traffic diversion improvements. 


Surface Transportation 
Program
The Surface Transportation Program 
(STP) funds any type of highway 
construction, ridesharing, vanpool-
ing, intelligent transportation systems, 
incident management, and transportation 
enhancement. STP funding, allocated to 
states by the Federal Government, pays 
for 80% of project costs unless the project 
is for signalization, striping, signing, 
ridesharing, vanpooling (not marketing) 
or other safety-related work which can be 
funded with 100% federal funds.


If the project selected is on the State sys-
tem of highways, TDOT will provide the 
matching 20%. If the project selected is 
on the Local system, the local government 
will pay the matching 20%. TDOT does 
not match federal funding for sidewalk 
construction, roadway lighting, or any 
transportation enhancement project. The 
programs below receive funding from the 
Federal Surface Transportation Program 
apportioned to Tennessee.


Spot Safety Program
The Spot Safety Program supports safety 
improvements along state routes or at 
intersections with state routes only. These 
improvements include the following: 


 • Signalization


 • Intersection modification without 
signalization


 • Sight distance modification


 • Adding turn lanes with or without 
sig nals


 • Flashing beacons


 • Acquisition of land


The Regional Traffic Engineer in accor-
dance with the region’s Project Safety 
Office should lead efforts. 


Highway Bridge Replacement 
and Rehabilitation Program
The Tennessee Department of Transpor-
tation selects and funds bridge replace-
ment and rehabilitation located off the 
state and interstate system of highways. 
The federal program pays 80% of project 
costs and the remaining 20% is paid by 
the local government. The program does 
not fund specialty enhancements such as 
decorative items and special lighting, but 
pedestrian paths across bridges may be 
eligible upon review.


Interchange Lighting Program
Any interchange with an interstate or 
interstate-type facility is eligible to receive 
funding from the Interchange Lighting 
Program to illuminate an interchange for 
safety purposed. Projects are funded with 
50% state funds and 50% local funds.


Local Interstate 
Connecting Routes
This program supports the connection of 
a roadway or segment thereof that will 
provide or facilitate appropriate ingress 
and egress between an interstate highway 
facility and a roadway of important 
benefit to a locality. The local government 
is responsible for 50% of the cost of the 
facility and 100% of the maintenance, 
whereas the State is responsible for 50% 
of the facility and 50% of the preliminary 
engineering deposit. 


State Industrial Access 
(SIA) Road Program
The State Industrial Access Road Pro-
gram helps fund the construction of a 
road to a new or newly expanding indus-
try. Costs for right-of-way acquisition, 
railroad crossing adjustments associated 
with the new road, and utility relocation 
are split 50/50 between TDOT and the 
local government. TDOT will also be 
responsible for 100% of costs associated 
with construction pavement, grading, 
drainage, and base materials needed for 
the SIA. 
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Maintenance Fees and 
Other Funding Mechanisms 
for Transportation
As trends demonstrate the decrease in 
federal and state infrastructure funding, 
and as the cost of local infrastructure 
projects increase, local governments must 
seek mechanisms for revenue generation 
to cover the cost of transportation proj-
ects. One potential solution for addressing 
local transportation funding concerns is 
to develop locally controlled, dedicated 
sources to adequately fund local trans-
portation projects along with planning, 
engineering and maintenance activities 
in addition to providing local match-
ing funds to leverage federal and state 
projects.  There are multiple mechanisms 
for addressing the lack of federal and 
state funding for transportation projects; 
however, not all are practical based on the 
size of Jackson and/or laws/statues that 
are in place on the state level.


The following are local transportation 
funding options that could be considered 
for Tennessee local municipalities such as 
Jackson.


Transportation Utility Fee 
A transportation utility fee (TUF) is 
created to fund planning, management, 
construction, preservation, maintenance 
and, where necessary, alteration of the 
transportation system in the city, includ-
ing patching, sealing, and reconstruct-
ing public streets, repairing sidewalks, 
maintenance and repair of public bike 
paths, landscape enhancements along 
the rights-of-way, tree replacement along 
streets, maintenance of safety and oper-
ational equipment, traffic signal mainte-
nance, signing/marking installation and 
maintenance.


A TUF consists of a monthly fee based on 
the use of the transportation system.  A 
methodology is developed to apportion 
the fee proportionately to the road usage 
based on a definable measure of traffic 
generation per land use type, such as 
number of vehicle trips generated.


A “transportation utility district” would be 
established which could be a district of a 
municipality or encompass the entirety of 
the municipality.  Another term com-
monly used for these types of funding 
mechanism is an enterprise fund.  


Valuation of Street 
Right-of-Way
Due to the historical legacy of informa-
tion technology infrastructure and oper-
ation, utility right-of-ways access along 
streets were preferentially given to these 
companies and service providers. Once 
viewed as a basic component of municipal 
infrastructure, municipalities accepted 
certain direct or indirect cost burdens 
from the utilities such as telecommuni-
cations companies and did not require 
compensation for use of the right-of-way. 
Due to convergence of sectors, privatiza-
tion and deregulation, there is a munic-
ipal movement towards valuation of the 
street right-of-way. This valuation is most 
commonly collected and put towards road 
maintenance.


Stormwater Utility Fee
Linked to transportation as a funding 
tradeoff, a municipal stormwater system 
can help cover its costs by collecting a 
stormwater utility fee. Typically, the fee is 
based on the square footage of imper-
vious surface area on an individual lot 
or parcel.  Customers pay a fee related 
to the amount of runoff generated from 
their site, which is directly related to the 
amount of impervious surface on the site.  


A properly developed stormwater utility 
can overlap with transportation and/or 
other projects within the public’s right-
of-way.  For example, street sweeping and 
bridge maintenance and construction can 
be funded through a stormwater utility 
fee.
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Tax Increment Financing (TIF)
The aforementioned tax increment financ-
ing provides money for transportation 
improvements from anticipated growth 
in property tax revenues resulting from 
a redevelopment plan.  Transportation 
can benefit from this strategy, through 
targeted investment in infrastructure such 
as street construction, expansion, traffic 
control, bridges, curbs and sidewalks, and 
even parking structures within the TIF 
districts.


Transportation Impact Fees
Impact fees are defined as “A monetary 
charge imposed by local government on 
new development to recoup or offset a 
proportionate share of public capital costs 
required to accommodate such devel-
opment with necessary public facilities.” 
Impact fees assess a variety of capital 
improvement needs, including transpor-
tation, and are most often used in high 
growth areas to offset infrastructure cost 
increases attributable to rapid growth. 
Transportation impact fees are levied to 
offset the cost of improvements needed to 
accommodate the additional demands on 
transportation facilities by new develop-
ment.


Special Purpose Local 
Option Sales Taxes 
(SPLOST or local imposts) 
This is usually a one percent sales tax 
levied by a county or local government 
for funding of capital projects. Typically 
associated with a four-to-five-year term 
and are approved by voters through a 
referendum. Spending on transportation 
projects usually account for 30% to 100% 
of total SPLOST revenues. Primarily 
these revenues are used as a match to 
State and Federal funds for large capital 
projects. Additionally SPLOST revenues 
are used to support the bond financing of 
major local transportation projects.


Sustainability & 
Environment
Clean Tennessee Energy 
Grant Program
The Tennessee Department of Environ-
ment and Conservation (TDEC) admin-
isters the Clean Tennessee Energy grant 
program, whose funds are sourced from 
a TVA settlement with the EPA. Grant 
funded projects include the following 
energy mitigation techniques:


 • Cleaner Alternative Energy: biomass, 
geothermal, solar, wind


 • Energy Conservation: Lighting, 
HVAC improvements, improved 
fuel efficiency, insulation, idling 
minimization


 • Air Quality Improvement, including 
Sulfur Dioxide (SO2), Volatile 
Organic Compounds (VOCs), Oxides 
of Nitrogen (NOx), Hazardous Air 
Pollutants (HAPs), Greenhouse 
Gases


Land and Water Conservation 
Fund (LWCF) Grants
The LWCF program provides matching 
grants to states, and through the State 
to local governments and state agencies 
that provide recreation and parks, for the 
acquisition and development of public 
outdoor recreation areas and facilities. 
Recreation Educational Services admin-
isters the LWCF grants. These grants 
require a 50% match.
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State Remediation Program
Started by the Tennessee Division of 
Solid Waste Management, the State 
Remediation Program has the purpose of 
providing owners, prospective purchasers 
and other interested parties the means 
to voluntarily investigate, clean up or 
monitor contaminated sites not regulated 
under RCRA, CERCLA or the Ten-
nessee Division of Underground Tanks 
(UST). This law promotes brownfields 
development in the State of Tennessee.


Urban and Community 
Forestry Grants
The USDA Forest Service provide grant 
assistance funds to provide technical 
assistance to municipalities to establish 
and build local urban and community 
forestry programs. Funds are adminis-
tered by the Tennessee Department of 
Agriculture, Forestry Division’s Urban 
& Community program and require a 
50% match. The grant provides assistance 
for municipalities to develop urban and 
places of community tree management, 
help retail professional forestry staff, assist 
with ordinances or polices that focus on 
planting and protecting urban forests, 
and formalizes local advocacy/advisory 
organizations.


State Revolving Fund 
Loan Program
Clean Water (CWSRF)


The Department of Environment and 
Conservation of Tennessee (TNEC) 
administers the State Revolving Fund 
(SRF) Loan Program. This program pro-
vides low-interest loans to cities, counties, 
utility districts and water/wastewater 
authorities for the planning, design and 
construction of wastewater facilities. The 
US Environmental Protection Agency 
(EPA) provides funds, with a 20% match 
from the State of Tennessee. Loan repay-
ments are returned to the program and 
used to fund future CWSRF loans.


Drinking Water (DWSRF)


Also administered by the TNEC, the 
Drinking Water SRF provides low-in-
terest loans to cities, counties, utility 
districts and water/wastewater authorities 
for the planning, design and construc-
tion of drinking water facilities. The US 
Environmental Protection Agency (EPA) 
provides funds, with a 20% match from 
the State of Tennessee. Loan repayments 
are returned to the program and used to 
fund future DWSRF loans.


Tennessee Litter Program
Through a partnership with County 
Government TDOT provides Litter 
Grant funds to Madison County based on 
a formula of road miles and population; 
in Fy2014, the County received $55,200 
to support its local Litter Program. This 
program comes from a larger state effort 
called Keep Tennessee Beautiful, which 
spends a significant amount of its budget 
on anti-litter campaigns; littering enforce-
ment and roadside clean up.
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Parks, Trails & 
Open Space
Local Parks and Recreation 
Fund Grants
The Local Parks and Recreation Fund 
(LPRF) is a state-funded grant program, 
administered by the Tennessee Division 
of Recreation Education Services, which 
uses a 50% match for land acquisition for 
parks, natural areas, greenways, and rec-
reational facilities. Funds can also be used 
to develop trails and capital projects in 
parks and greenways. Projects are required 
to have a Categorical Exclusion request 
approval or complete an environmental 
review prior to receiving grant funding.


Technical Assistance
The Rivers, Trails and Conservation 
Assistance Program (RTCA) is a tech-
nical assistant arm of the National Park 
Service dedicated to helping local groups 
preserve open space and trails. While 
the RTCA does not provide funding, it 
does supply a staff person to work with 
partners in the field through technical 
assistance.


Recreation Trails 
Program Grants
Under the administration of the TNEC 
Division of Recreation Educational 
Services, the Recreational Education 
Trail Program (RTP) provides grant 
funding for land acquisition for trails, 
trail maintenance, trail construction, trail 
rehabilitation and for trail head support 
facilities. The grants are federally funded 
and administered by the State using an 
80% grant and 20% local match formula. 


Tennessee Recreation and 
Parks Association (TRPA) 
Community Garden Grant
Community gardens can be used strategi-
cally to increase adjacent property values 
by helping to minimize the blight of 
vacant properties. The TRPA Community 
Garden Grant is a collaboration between 
TRPA and the State of Tennessee, 
Department of Health (TDOH). Each 
applicant is eligible for the $2,000 to start 
a new edible community garden or for a 
new expansion to a pre-existing garden. 
Each project is required to have at least 
two partners from different organizations 
working together for the common goal of 
growing and sustaining an edible garden. 


Natural Resources Trust 
Fund (NRTF) Grants
The Natural Resources Trust Fund was 
established in accordance with TCA 
11-14-304 to protect and preserve 
Tennessee’s natural resources. Local 
governmental entities are eligible to 
receive NRTF grants for the acquisition 
of lands, waters or interests in lands and 
waters. The Recreational Educational 
Services Division of Tennessee admin-
isters the NRTF grants, which require a 
50% match.


Transportation Alternatives  
- Rails to Trails
Under the Federal Transportation bill 
MAP-21, the Transportation Alterna-
tives funds eligible projects including the 
conversion of abandoned railroad tracks 
to trails. Although federally funded, 
TDOT administers the funds to eligible 
bodies, and this fund may be used for uses 
other than rails to trails programs such 
as Safe Routes to School, transportation 
enhancements, and some road and envi-
ronmental mitigation projects.


Other Parks and Recreation 
Funding Mechanisms
While federal and state funding for parks 
and recreation can be limited, local gov-
ernments can employ certain mechanisms 
to help cover costs of construction and 
maintenance. A selection of these is as 
follows:


Coordination
Partnerships developed through mem-
orandums of understanding can help 
build and maintain a trail or greenway, 
potentially through an “Adopt-a-Trail” 
program. These can be important for not 
only constructing and maintaining a proj-
ect, but also building community pride. 
Partnerships can consist of a collection of 
local community groups, established trail 
systems and/or intergovernmental coordi-
nation. Another option is to partner with 
utility services who have an established 
longitudinal berm; this can be used for 
trail creation.
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Revenue from the 
Trail Corridor Itself
The creation of parks and recreation space 
can often involve the revitalization of 
vacant or blighted areas, many of which 
contain valuable materials such as railway 
ties. Recycled railway ties can be sold to 
establishments such as biomass power 
plants, and such revenue can go back into 
the open space revitalization.


Another way to raise revenue through a 
greenspace is to lease subsurface rights 
to utility companies. Compatible co-uses 
of trails include sewer, water, fiber-optic 
cables and natural gas, as well as above-
ground utilities including telephone and 
overhead electricity lines. 


 


Arts & Culture
Our Town Grant
The National Endowment for the Arts 
administers the Our Town Grant, which 
funds creative placemaking projects that 
contribute to the livability of communities 
by supporting two areas:


 • Arts engagement, cultural planning, 
and design projects that represent 
the distinct character and quality of 
their communities. These projects 
require a partnership between a 
nonprofit organization and a local 
government entity, with one of the 
partners being a cultural organization. 
Matching grants range from $25,000 
to $200,000.


 • Projects that build knowledge about 
creative placemaking. These projects 
are available to arts and design 
service organizations, and industry or 
university organizations that provide 
technical assistance to those doing 
place-based work. Matching grants 
range from $25,000 to $100,000.


Challenge America Grant
Also administered by the National 
Endowment for the Arts, Challenge 
America funds projects that extend the 
reach of the arts to underserved popula-
tions with matching grants for $10,000.


Museums, Libraries, and 
Cultural Organizations: 
Implementation Grants 
Administered by the National Endow-
ment for the Humanities, the Museums, 
Libraries, and Cultural Organizations: 
Implementation Grant supports face-to-
face humanities programs and discussion 
in public venues. This grant has a funding 
ratio of 20 percent.


Tennessee Arts 
Commission Grants
The Tennessee Arts Commission, a group 
created by the Tennessee General Assem-
bly with the special mandate to stimulate 
the arts and to encourage public interest 
in the cultural heritage of Tennessee, host 
a set of rolling public art grants. Individu-
als or organizations, including nonprofits, 
school systems and governmental agen-
cies, are eligible for these grants, which 
require a 1:1 dollar cash match. Grants 
from the Arts Commission include oper-
ating support grants, project grants and 
arts education grants. 
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Jackson Art Council 
(JAC) Grant
Funded by the City of Jackson and 
Madison County and administered by the 
Jackson Arts Council, the JAC grant has 
a mission to “Connect and strengthen the 
arts.” This grants provides funding for a 
variety of art projects ranging from $500 
- $5000 dependent on the applicant’s 
mission and project-focus. Grants must be 
match dollar-for-dollar.


Other Public Art Funding 
Mechanisms
Public art plays an important role in any 
public space. Funding for public art is 
often done creatively, through public/
private sector collaborations, ordinances 
and public will.  The following selection 
describes these funding mechanisms in 
more detail:


Public/Private Sector 
Collaborations
Public art is an appealing way for the 
private sector to gain a positive perception 
within its host community by sponsoring 
things such as public plantings and gar-
dens, art exhibits, artwork loan programs 
and exhibit hosting. 


Percent- and Non-Percent-
for-Art Programs
Governments can pass percent-for-art 
legislation that encumbers a percentage 
(usually .5-2) of Capital improvement 
projects per year for the commissioning of 
public artworks to be sited in conjunction 
with future construction. This legislation 
creates a dependable stream of fund-
ing for the public arts, ensuring public 
art programming despite any possible 
harmful budget cuts. Dedicated funding 
streams can also come from certain city 
revenues such as a hotel tax, parking 
meters, sales tax, and city real estate sales 
tax, among others.


Soliciting Participation 
from Developers
Similar to a parkland fee dedication, solic-
iting participation from developers for 
the arts can increase the amount of public 
art in a city. For example, in Portland, 
OR, development projects where 1% of 
total construction costs are committed to 
public art will receive a floor-area bonus 
of 1:1. All or at least 25% of these funds 
are then deposited into Portland’s Public 
Art Trust Fund for use on projects around 
the city.
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IMPLEMENTATION 
ACTION MATRIX
The Civic Master Plan provides more 
than a hundred policy and program 
recommendations. The Implementation 
Action Matrix included at the end of this 
section provides City staff and commu-
nity stakeholders with an organized table 
demonstrating the numerous recom-
mendations of the Civic Master Plan. In 
conjunction with the annual updates to 
the Capital Improvement Plan, the City 
should utilize, and update regularly, the 
Implementation Action Matrix to reflect 
the most up-to-date implementation 
actions and priorities. :


 • A detailed description of the projects 
and activities to be undertaken;


 • The priority of each project or activity;


 • An indication of the public and 
private sector responsibilities for 
initiating and participating in each 
activity;


 • Potential funding sources and 
assistance programs that might be 
available for implementing each 
project or activity; and,


 • Key metrics needed to track 
implementation progress.


Action Priorities
Each action item has been designated a 
priority level to aid with implementation 
of Plan recommendations. Action item 
priorities are broken into three levels 
including:


 • 1 - actions that have the highest 
priority. Though not necessarily more 
important, items listed as priority 1 
may have an immediate impact on 
the community, may be more easily 
completed, or may be necessary 
actions for long term projects to 
begin.


 • 2 - actions that have secondary 
priority include longer term projects, 
actions that indirect impacts on 
quality of life, and actions that require 
other projects be completed before 
they can be started.


 • On-Going - actions that have begun, 
including projects that are currently 
under construction. This also includes 
actions that represent changes in 
policy that are in place once adopted.


Partner Organizations
While the action matrix identifies 
numerous potential partners for imple-
menting the Civic Master Plan, the City 
of Jackson 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 responsi-
bility on their behalf.


Progress Indicator
Key progress indicators have been 
provided for each strategy grouping. 
Progress indicators identify quantifiable 
metrics for which data should be available 
on a regular basis and indicate desired 
trends for each metric. These indicators 
represent measurable achievements that 
move the City toward realization of Civic 
Master Plan objectives. These progress 
indicators will enable the City to monitor 
its effectiveness at implementing plan 
recommendations. 


Implementation 
Action Committee
To ensure the implementation of rec-
ommendations the City should form an 
Implementation Action Committee. The 
Action Committee would consist largely 
of volunteers who meet at specific times 
throughout the year to identify oppor-
tunities for implementation of the Civic 
Master Plan recommendations. Working 
in an advisory role, the committee would 
be able to provide City staff with prior-
itized actions that adhere to the Plan’s 
goals and objectives. Committee members 
should meet annually throughout the 
life of the plan, allowing recommended 
actions to be tailored to City finances, 
economic development, and implementa-
tion progress.
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LAND USE & DEVELOPMENT PLAN


RESIDENTIAL AREAS


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Increase 
Housing


Identify regulatory, procedural, and financial incentives 
to prioritize infill housing development within Primary 
Growth Area.


2 JHA; CRA; Devel-
opment Community; 
Property Owners. 


Increased no. of 
infill housing 
developments.


• TIF financing
• Tennessee Historic Commis-


sion - Federal Preservation 
Grant


• National Register of Historic 
Places - Investment Tax Credit 
Program


• CDBG
• LIHTC


Evaluate and potentially establish parcel assembly or 
land banking program to facilitate infill development 
within Primary Growth Area.


2 JHA; CRA; Devel-
opment Community; 
Property Owners. 


Continue to enforce building and nuisance codes, along 
with targeted demolition, to increase visual perception 
of safety.


1 Jackson Police Depart-
ment


Decreased no. of 
code violations; 
Decreased no. of 
blighted proper-
ties city-wide.


Execute the strategies identified in Community Rede-
velopment Plan, which include improving housing and 
neighborhood conditions, and securing funding.


2 CRA; Development 
Community; Property 
Owners. 


Increased grant/
loan money for 
new housing and 
redevelopment 
projects.


Housing choice Incentivize affordable housing units using site assembly 
and density bonuses and ensure good location, access, 
connectivity, and design. 


2 JHA; CRA; Devel-
opment Community; 
Property Owners. 


Increased no. 
of multi-family 
dwelling permits.


• TIF financing
• Tennessee Historic Commis-


sion - Federal Preservation 
Grant


• National Register of Historic 
Places - Investment Tax Credit 
Program


• CDBG
Revise City of Jackson Zoning Ordinance and 
Subdivision Regulations, including regulations related 
to Cluster Developments, to encourage conservation 
design within Secondary Growth Area.


1 Increased con-
servation design 
utilized for new 
subdivisions.


Revise City of Jackson Zoning Ordinance to permit 
high-density residential development in Downtown 
that will promote and maintain its historical and 
compact character.


1 Development Com-
munity


Increased no. 
of multi-family 
dwelling permits 
downtown.


Provide technical assistance and funding incentives to 
properly maintain residential properties within historic 
districts.


2 CRA Stabilization in 
no. of historic 
properties remain-
ing in tact.


Housing quality Write and adopt an ordinance that requires all rental 
property owners to register rental properties. 


1 Property Owners Increased no. of 
rental properties 
registered.


• Administrative Actions


Market City Services Hotline as a tool to report code 
violations and establish a manageable and consistent 
timeframe to address submissions.  


2 Neighborhood Groups Inreased code 
enforcement 
related to hotline 
calls.


Neighborhood 
stability


Identity vacant residential parcels that are potential 
candidates for temporary community-oriented uses.


1 No. of conditional 
use permits on 
vacant parcels.


• Tennessee Recreation and 
Parks Association Community 
Garden Grant


• Various HUD grant programsEvaluate and potentially establish city-wide Housing 
Conditions Inventory and leverage data to target prop-
erties for demolition that threaten health or safety. 


1 JHA; CRA; Property 
Owners; Neighborhood 
Groups.


Decreased no. of 
blighted prop-
erties.


Identify and facilitate community-oriented property 
assistance projects.


2 Local Residents; Vol-
unteers.


Neighborhood 
connectivity


Identify stub streets that should be connected to the 
street network.


2 Decreased no. of 
cul-de-sacs and 
dead-end streets.


• Administrative Actions


Revise Subdivision and Land Development Ordinance 
to require roadway and trail connectivity.


1







ONE JACKSON CIVIC MASTER PLAN198


August 2015 / Prepared by Houseal Lavigne Associates


COMMERCIAL AREAS


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Business district 
support and 
promotion


Revise Zoning Ordinance in accordance with Land 
Use Plan and Commercial Areas Framework Plan to 
better define areas of future commercial investment and 
establish firm commercial district edges.


1 Jackson Area Chamber 
of Commerce; Devel-
opment Community; 
Property Owners.


Increase no. of 
gateway signs to 
identify commer-
cial areas.


• TIF
• PILOT programs
• Façade and Site Improvements 


program
• Revolving Loan FundEstablish and market a unique brand for each of the 


City's commercial districts.
2 Property Owners; 


Jackson Area Chamber 
of Commerce; Jackson 
Madison County African 
American Chamber of 
Commerce.


Identify locations and install gateway features at 
entrances to key commercial districts.


2 Development Commu-
nity; Property Owners.


Increase in num-
ber of gateway 
signs to identify 
commercial areas


High-quality 
design


Revise Zoning Ordinance to require parking lot perim-
eter landscaping and screening and landscaped islands. 


1 Property Owners; 
Jackson Area Chamber 
of Commerce; Develop-
ment Community.


Increase in tree 
canopy, Increase 
in permeable 
surface areas


• TIF
• PILOT programs
• Façade and Site Improvements 


program
• Revolving Loan Fund
• Jackson Arts Council Grant
• Tennessee Arts Commission 


Grant


Evaluation and potential adoption of a "white elephant 
ordinance."


1 Property Owners; 
Jackson Area Chamber 
of Commerce; Develop-
ment Community.


Decrease in 
vacant large com-
mercial properties.


Develop and adopt commercial design guidelines based 
on recommendations of Master Plan.


1 Property Owners; 
Jackson Area Chamber 
of Commerce; Develop-
ment Community.


Increase in 
amount of public 
space and other 
community 
amenities within 
commercial areas


Ensure buffers between incompatible uses include 
adequate screening and revise Zoning Ordinance to 
require landscaping maintenance and replacement. 


2 Property Owners Decrease in 
number of nui-
sance complaints 
resulting from 
commercial activ-
ity impacts


Identify locations and secure funding for public art 
throughout Jackson’s commercial districts.


2 Property Owners; Jack-
son Arts Council; Local 
Neighborhood Groups.


Increase of public 
art installations 
thoughout Jack-
son


Commercial 
businesses access


Establish cross-access easements and reduce number of 
curb cuts along commercial corridors.


2 Property Owners "Decrease in 
congestion along 
commercial 
roadways 
Decrease in 
conflict points"


• TIF
• TDOT
• Varous grant opportunities


Install sidewalks within regional commercial areas. 2 Property Owners; 
TDOT.


Increase in total 
sidewalk miles


Create a sidewalk infill and intersection improvement 
program, prioritizing high-traffic intersections and 
areas of safety concern.


1 TDOT Decrease in 
number of pedes-
trian and traffic 
accidents
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INDUSTRIAL AREAS


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Development 
appearance and 
neighborhood 
impacts


Develop Industrial Design Guidelines and encour-
age new industrial development to integrate on-site 
amenities.


1 Jackson Area Chamber 
of Commerce; Devel-
opment Community; 
Property Owners.


Development of 
Industrial Design 
Guidelines within 
the next two fiscal 
years.


• Industrial Revenue Bonds
• Small Business Environmental 


Assistance Program
• PILOT
• Administrative actions


Enforce property maintenance codes for industrial 
properties.


1 Property Owners Decreased no. 
of reported 
violations.


Review and revise Zoning Ordinance to require 
screening and buffering of industrial property, outdoor 
assembly, and storage areas and encourage compliance 
through City-sponsored site improvement programs 
and grants.


1 Jackson Area Chamber 
of Commerce; Devel-
opment Community; 
Property Owners.


Increased indus-
trial landscaping.


Provide site selection assistance to business owners in 
Transition Industrial Areas and assist in the develop-
ment of relocation plans.


1 Jackson Area Chamber 
of Commerce; Devel-
opment Community; 
Property Owners.


Work with industrial businesses to install wayfinding 
and directory signage. 


2 Jackson Area Chamber 
of Commerce; Devel-
opment Community; 
Property Owners.


Increased no. of 
directory signage 
throughout the 
City.


Provide technical and grant assistance for industrial 
businesses to make stormwater upgrades.


2 Jackson Area Chamber 
of Commerce; Devel-
opment Community; 
Property Owners.


Reduced localized 
flooding for 
industrial busi-
nesses.


Access to 
industrial areas


Ensure industrial roadways provide sufficient access 
while minimizing impacts to neighborhoods.


On-going TDOT Decreased no. of 
nuisance com-
plaints resulting 
from industrial 
activity.


• Transportation Utility Fee
• State Industrial Access 


Program 


Establish and enforce local truck routes that minimize 
noise and other impacts of non-compatible land uses 
and prohibit the location of schools and daycare centers 
within 500 feet of a truck corridor.


1 TDOT Decreased no. 
of resident com-
plaints of issues 
related to truck 
traffic.


Airport 
compatibility


Develop Long-term Land Use and Expansion Plan for 
McKellar-Sipes Regional Airport to ensure airport has 
capacity for future growth and surrounding develop-
ment is compatible with airport operations.


1 Madison County; Air-
port Authority.


Increased air 
traffic and use of 
airport.


• Administrative actions


Workforce 
development


Maintain and expand existing workforce development 
programs.


1 Jackson State Commu-
nity College; Tennessee 
Technology Center at 
Jackson;  Other Local 
Universities.


Increased resident 
participation in 
workforce devel-
opment programs.


• Administrative actions


Provide information and technical assistance for indus-
trial technological updates.


2 Jackson State Commu-
nity College; Tennessee 
Technology Center at 
Jackson;  Other Local 
Universities.
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TRANSPORTATION & MOBILITY PLAN


TRANSPORTATION FACILITIES PLANNING & MAINTENANCE


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Develop 
programmatic 
actions to 
adequately fund 
and maintain 
existing 
facilities and 
appropriately 
schedule 
projects


Establish pavement management system. 1 Outside Consultant Development 
of formal plan 
within next two 
fiscal years.


• Local funding requirement
• MPO
• TDOT
• Public/Private partnerships


Establish bridge maintenance program. 1 Outside Consultant Development 
of formal plan 
within next two 
fiscal years.


Establish street right-of-way inventory program with 
signage as a priority.


1 Outside Consultant Development 
of formal plan 
within next two 
fiscal years.


Significant 
roadway 
improvements


Continue pursuit of funding for southern extension of 
SR-186/US-45 bypass.


2 MPO; TDOT; Federal 
Highway Administration 
(FHWA) Grants.


Issuance of 
FHWA Record 
of Decision for 
project and/or 
NEPA document 
update.


• MPO STP
• TDOT STP
• Local funding
• D-HPP
• HSIP
• Federal Grants
• Possible TIGER grantsWiden E University PKWy/Copper Anderson Rd. 


from N Highland to Old Medina Rd.
2 Adjacent Property 


Owners
Identification of 
funding sources.


Widen Ashport Rd. to four lane typical section from 
Windy City Rd. to Old Humboldt Rd.


2 Adjacent Property 
Owners


Identification of 
funding sources.


Widen Campbell St. to five lane typical section with 
continuous center turn lane near Ridgecrest Rd. to N 
Parkway.


2 Adjacent Property 
Owners


Identification of 
funding sources.


Widen Christmasville Rd to 12’ travel lanes with 8’ 
shoulders from I-40 to Ashport Rd.


2 TDOT; Adjacent Prop-
erty Owners


Identification of 
funding sources.


• MPO STP
• TDOT STP
• Local funding
• D-HPP
• HSIP
• Federal Grants
• Possible TIGER grants 


Extend Vann Dr. eastward from N Highland to serve 
new development north of I-40.


2 Developers; TDOT. Identification of 
funding sources.


Modify I-40/N Highland interchange to single point 
urban interchange to accommodate extension of Vann 
Dr.


2 TDOT Initiate Transpor-
tation Investment 
Report (TIR) 
effort.


Evaluate peak hour capacity and safety of McCellan 
Rd. and Windy City Rd. in vicinity of schools and fire 
station.


2 Jackson-Madison 
County School District


Conduct traffic 
impact study at 
impacted loca-
tions during next 
school year.
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TRANSIT


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


System 
improvements


Consider establishing mini-hub as part of Old Hickory 
Blvd. subarea improvements.


2 FTA; TDOT. Identify funding 
for analysis of 
mini-hub.


• FTA
• TDOT
• Public/Private partnerships


Consider expansion of local funding options such as 
transportation utility fee, tax increment financing, 
tourist development districts, etc.


2 FTA; Outside Con-
sultant.


Initiate revenue 
enhancement 
studies within 
next two fiscal 
years.


Overall Transit 
Planning


Integrate transit as part of any future development 
planning so transit components will be included as part 
of development.


On-going Developers; Chamber of 
Commerce.


Adopt ordinance 
requiring transit 
considerations 
as part of new 
development.


• FTA
• TDOT
• Public/Private partnerships


PEDESTRIAN FACILITIES


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Pedestrian 
facilities


Continue program for installation of sidewalks and 
walkways identified in LRTP.


On-going TDOT; Local Devel-
opment.


Continuation of 
existing program.


• TDOT
• Various grant opportunities


Continue maintenance and installation of appropriate 
facilities consistent with ADA accessibility require-
ments.


On-going TDOT; FHWA; DOJ. Update of facil-
ities in need of 
ADA adjust-
ments.


Develop standard for highly visible pedestrian cross-
walk. as called for in some subareas.


1 Outside Consultant Establishment of 
Standard prior to 
design efforts on 
any subarea plan.


Both crosswalk and raised crosswalk installation to 
maintain and/or enhance pedestrian safety.


On-going TDOT Installation as 
part of all street/
sidewalk projects.


BICYCLE & TRAIL NETWORK


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Expand bicycle 
and trail system 
for health 
and safety


Install regional trail along Forked Deer River Green-
way and modify Anderson Creek Greenway to include 
extension to proposed Forked Deer River Greenway.


2 Outside Consultant; 
Conservancy.


Inclusion in 
multi-year CIP 
and identifica-
tion of funding 
sources.


• MPO STP
• TDOT STP
• Future TIGER grants
• Various Conservancies
• Rails to Trails


Evaluate and prioritize roadway and greenway corri-
dors for trail development in accordance within LRTP 
and this Master Plan.


2 Outside Consultant; 
Conservancy.


Inclusion in 
multi-year CIP 
and identifica-
tion of funding 
sources.


Develop standard for highly visible pedestrian cross-
walk. as called for in some subareas.


1 Outside Consultant Establishment of 
Standard prior to 
design efforts on 
any subarea plan.
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SUBAREA PLANS


DOWNTOWN JACKSON


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Development 
framework


Concentrate on the downtown core (Shannon St. to 
Cumberland St.).


2 JDDC; Chamber of 
Commerce; Individual 
Business Owners.


Focus business 
recruitment and 
retention efforts 
on Downtown 
Core.


• City of Jackson General Funds 
for façade grant and landscap-
ing improvements


• MPO STP
• TDOT STP
• TIF
• TDZ
• TUF


Focus on residential and office uses between Cumber-
land St. and Royal St. with limited commercial.


On-going Local Developers; 
Chamber of Commerce; 
JDDC.


Coordina-
tion meeting 
with potential 
stakeholders in 
Fy2016.


Encourage infill development in Downtown West 
between Downtown Core and Jackson Walk.


On-going Local Developers; 
Chamber of Commerce; 
JDDC.


Coordina-
tion meeting 
with potential 
stakeholders in 
Fy2016.


Pedestrian 
infrastructure


Construct enhanced pedestrian crossings between 
Downtown, Jackson Chamber and Civic Center on 
Chester St. at Liberty St. and Church St.


2 Chamber of Commerce; 
JDDC.


Develop 
pedestrian plan 
for impact areas 
within next two 
fiscal years.


• TDOT
• Various grant opportunities


Active street life Encourage and promote additional downtown gather-
ings and events.


1 JDDC; Chamber of 
Commerce; Individual 
Business Owners; JAC.


Conduct six 
community 
events annually 
in Downtown 
Jackson.


Occupy and activate key buildings and spaces in the 
Downtown Area.


2 JDDC; Chamber of 
Commerce; Individual 
Business Owners.


Find  permanent 
use or employ 
temporary use 
(pocket park, etc.) 
on at least 50% of 
vacant parcels in 
the Downtown 
Core by 2018.


Encourage consistent business hours for retailers and 
restaurants in the Downtown Area.


1 JDDC; Chamber of 
Commerce; Individual 
Business Owners.


Establish con-
sistent business 
hours for 2015 
holiday season 
and coordinated 
hours for 2016.


Reduce the prominence of surface parking lots and add 
landscape requirements.


1 JDDC; Chamber of 
Commerce; Individual 
Business Owners.


Add landscaping 
to two surface 
parking lots in 
2015 and each 
year beyond.


District identity Construct enhanced gateway treatment and signage at 
the intersection of Chester St. and Highland Ave.


2 Chamber of Commerce; 
JDDC.


Identify funding 
and inclusion in 
multi-year CIP.


• TDOT
• Various grant opportunities


Construct enhanced gateway treatment and signage at 
the intersection of  Deaderick St. and Highland Ave.


2 Chamber of Commerce; 
JDDC.


Identify funding 
and inclusion in 
multi-year CIP.


Consider façade grant program to enhance existing 
store fronts and structures.


2 JDDC; Chamber of 
Commerce; Individual 
Business Owners.


Provide $25,000 
seed funding to 
enact the façade 
grant program in 
the 2016 budget.
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OLD HICKORY BOULEVARD


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Redevelopment 
opportunities


Focus on redevelopment of all or part of the Jackson 
Plaza.


1 Chamber of Commerce Demolish the old 
Service Merchan-
dise Building in 
2015-16.


• MPO STP
• TDOT STP
• TIF
• TDZ
• TUFEncourage redevelopment of Highland Ave. Corridor. On-going Chamber of Commerce Add and/or 


upgrade two busi-
nesses annually 
along Highland 
Ave.


Right-of-way 
improvements


Implement streetscape (sidewalk, landscape, and light-
ing improvements) to Highland Ave.


2 TDOT; Chamber of 
Commerce; Old Hickory 
Mall and Adjacent 
Property Owners.


Identify funding 
and inclusion in 
multi-year CIP.


Evaluate traffic volumes along Old Hickory Blvd. to 
determine if opportunities exist to reduce lanes for 
Complete Streets improvements.


1 Outside Consultant; 
TDOT


Complete cor-
ridor analysis in 
2015-16.


OMAN ARENA


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Arena 
improvements


Conduct analysis of Oman Arena to determine useful 
remaining life of facility.


1 Outside Consultant Hire structural 
engineering 
consultant in 
2015-16.


• ITEP
• TAP
• SRTS
• CMAQ
• STP
• TOD funds


Reorganize and landscape arena parking and street 
access.


2 JMCSS; Outside Con-
sultants.


Identify funding 
and inclusion in 
multi-year CIP.


Transportation 
and access


Create strong pedestrian link between schools and 
Oman Area.


2 JMCSS; Outside Con-
sultant.


Identify funding 
and inclusion in 
multi-year CIP.


Enhance traffic flow and parking by providing a vehic-
ular connection between Lane Ave. and Allen Ave.


2 JMCSS; Outside Con-
sultant.


Identify funding 
and inclusion in 
multi-year CIP.


Conduct traffic analysis for Lane Ave. to determine 
if excess capacity exists. Use excess roadway for street 
trees bike lanes, and streetscaping.


1 Lane College; JMCSS; 
Outside Consultant.


Identify funding 
and inclusion in 
multi-year CIP.


Install high visibility crosswalks or roundabout at Lane 
Ave. and North Royal St.


2 Outside Consultant; 
Adjacent Property 
Owners.


Identify funding 
and inclusion in 
multi-year CIP.


District 
appearance


Remodel Oman Arena, Madison Academic Magnet 
and Jackson Central-Merry pending and coordinated 
with JMCSS Vision 2020 Plan.


2 JMCSS; Outside Con-
sultant.


Identify funding 
and inclusion in 
multi-year CIP.


Install gateway signage/enhance paving at intersec-
tions of Lane Ave./N Highland.  Consider landscaped 
median at N Highland as a gateway to Lane Ave.


2 Lane College; JMCSS; 
Outside Consultant.


Identify funding 
and inclusion in 
multi-year CIP.


Install new landscape buffers, street trees, sidewalks 
linking N Highland to arena, schools and Lane 
College.


2 Lane College; JMCSS; 
Outside Consultant.


Identify funding 
and inclusion in 
multi-year CIP.


Enhance Lane Ave. frontage of JMC pending direction 
of JMCSS Vision 2020 Plan.


2 JMCSS; Outside Con-
sultant.


Identify funding 
and inclusion in 
multi-year CIP.


Enhance Lane College entrance with expanded 
signage, landscaping and speed tables on street to slow 
traffic and accommodate pedestrians.


2 Lane College; Outside 
Consultant.


Identify funding 
and inclusion in 
multi-year CIP.
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AIRWAYS BOULEVARD


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


On-site 
improvements


Focus on redevelopment on north side of Airways at N 
Fairground St.; promote a commercial neighborhood 
node.


1 Developers; U of M; 
Property Owners.


Initiate detailed 
subarea planning 
study.


• ITEP
• TAP
• SRTS
• CMAQ
• STP
• TOD funds


Position new buildings along the Airways Blvd. 
sidewalk.


1 Developers; U of M; 
Property Owners.


Initiate detailed 
subarea planning 
study.


Develop commercial neighborhood node as a catalyst 
for neighborhood enhancement along Hollywood, N 
Fairgrounds and Lambuth Blvd.


1 Developers; Property 
Owners; Business Own-
ers; Outside Consultant.


Initiate detailed 
subarea planning 
study.


Right-of-way 
improvements


Consider street cross-section reduction at Airways/
Hollywood intersection.


2 Outside Consultant Initiate detailed 
subarea planning 
study.


Consider public park/plaza at Airways/Hollywood 
intersection.


2 Property Owners; Busi-
ness Owners; JDDC; 
Outside Consultant.


Initiate detailed 
subarea planning 
study.


Consider area sidewalk/landscape enhancements along 
Airways Blvd.


2 Property Owners; Busi-
ness Owners; JDDC; 
Outside Consultant.


Initiate detailed 
subarea planning 
study.


Consider relocation of overhead utilities to under-
ground.


2 JEA; TDOT; Outside 
Consultant.


Initiate detailed 
subarea planning 
study.


Enhance landscape buffer and sidewalks along both 
sides of Airways.


2 Property Owners; Busi-
ness Owners; JDDC; 
Outside Consultant.


Initiate detailed 
subarea planning 
study.


Enhance curb and gutter through drainage improve-
ments.


2 Outside Consultant Initiate detailed 
subarea planning 
study.


SOUTH HIGHLAND AVENUE


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Economic 
development


Focus on Madison South Shopping Center leasing and 
improvements.


1 Property Management; 
JDDC; Chamber of 
Commerce.


Coordina-
tion meeting 
with potential 
stakeholders in 
Fy2016.


• City of Jackson General Funds 
for façade grant and landscap-
ing improvements


• MPO STP
• TDOT STP
• TIF
• TDZ
• TUF


Conduct demographic market study for S Jackson/N 
Chester Area and develop proactive business recruit-
ment strategy.


1 JDDC; Area Business 
Owners; Outside Con-
sultant.


Initiate market 
study within next 
two fiscals years.


Corridor 
enhancements


Encourage infill development on key parcels. 2 Chamber of Commerce Coordina-
tion meeting 
with potential 
stakeholders in 
Fy2016.


Consider development of corridor standards to include 
gateway treatments, streetscaping/urban design 
enhancements, widening buffer areas, landscape medi-
ans, parking standards, building set backs, etc.


2 Outside Consultant Initiate standards 
development 
within next two 
fiscal years.
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OPEN SPACE, RECREATION & ENVIRONMENTAL FEATURES


PARKS


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Parks system 
expansion and 
coordination


Adopt parks and recreation master plan that includes  
detailed assessment of park needs, and establishes 
a park classification system and related park service 
standard.


1 Outside consultant Decrease no. of 
households out-
side park service 
areas.


• Land and Water Conservation 
Fund Grants


• Natural Resources Trust Fund 
Grants 


• Rivers, Trails and Conservation 
Assistance Program Revise parkland dedication requirements to reflect 


desired park service levels and provide fee-in-lieu 
option.


1 Increase land ded-
icated to public 
parks.


Identify and secure park space development opportuni-
ties within underserved areas.


1 Decreased no. of 
households out-
side park service 
areas.


Conduct comprehensive recreational facility study to 
identity gaps in service and assess need for new and/or 
expanded community/recreation centers.


1 Outside consultant Decreased 
parkland and 
recreation facility 
shortage based on 
NRPA standards.


Work with Jackson-Madison County School System 
to identify opportunities for joint-use facilities and 
recreational services.


2 Jackson Madison County 
School System


Increased no. of 
joint-use facilities.


Establish a budget for the parks and recreation system 
that accounts for capital improvements, future park 
and facility expansion, and daily operations and 
maintenance.


1 Increased funding 
for parks and rec-
reational facility 
construction and 
maintenance.


Work with the Madison County Park District to 
identify redundant services and maintain high levels 
of communication as future projects are discussed and 
planned.


2 Madison County Park 
District


Increased effi-
ciency in the form 
of staff hours and/
or costs.


Identify locations and secure funding for public art 
throughout Jackson’s commercial districts.


2 Property Owners; Jack-
son Arts Council; Local 
Neighborhood Groups.


Increase of public 
art installations 
throughout 
Jackson


TRAILS


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Encourage 
active 
transportation


Initiate planning and design process to construct Prior-
ity 1 Multi-Purpose Trails as outlined in the LRTP.


2 Jackson Madison 
Metropolitan Planning 
Organization


"Increase in 
number of 
multi-purpose 
trails constructed. 
Increase in miles 
of planned and 
completed bicycle 
and pedestrian 
trails"


• Recreational Education Trail 
Program


• Recreational Education Trail 
Program


• Transportation Alternative 
funds


• National Resources Trust Fund 
Grants  


Create trails master plan as a component of parks 
master plan.


1 Jackson Madison 
Metropolitan Planning 
Organization; Tennessee 
DOT; Outside con-
sultant.


Development of 
a Trails Master 
Plan.


Identify vacated rail and overhead utility rights-of-way 
for potential trail and greenways.


1 Rivers, Trails and 
Conservation Assistance 
Program


Consider development of corridor standards to include 
gateway treatments, streetscaping/urban design 
enhancements, widening buffer areas, landscape medi-
ans, parking standards, building set backs, etc.


2 Outside Consultant Initiate standards 
development 
within next two 
fiscal years.
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OPEN SPACE & ENVIRONMENTAL FEATURES


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Preserve and 
enhance City's 
natural assets


Initiate study that identifies and analyzes specific areas 
of South Forked Deer River that may be suitable for 
public access and recreational activities.


2 Tennessee Healthy 
Watershed Initiative; 
Tennessee Wildlife 
Resources Agency; 
Rivers, Trails and 
Conservation Assistance 
Program. 


Increased number 
of miles of the 
South Forked 
Deer River  
improved.


• Recreational Education Trail 
Program


• Tennessee Department of 
Agriculture


• Forestry Division's Urban & 
Community program


• USDA
• Forest Service Urban and 


Community Forestry Grants
• Natural Resources Trust Fund  


Grants 
• Small Business Environmental 


Assistance Program
• Rivers, Trails and Conservation 


Assistance Program 


Develop and adopt master plan for Cypress Grove 
Nature Park and Center that addresses parkland acqui-
sition, development buffers, and additional trails. 


2 Friends of Cypress 
Grove


Development of 
a Cypress Grove 
Nature Park 
Master Plan.


Identify area creeks and wetlands serving as potential 
candidates for restoration and conservation.


1 Tennessee Healthy 
Watershed Initiative; 
Tennessee Wildlife 
Resources Agency.


"Increased 
amount of grant 
funding received 
for preservation 
projects. 
"


Provide education and technical assistance to property 
owners to protect and conserve natural areas.


1


COMMUNITY FACILITIES


PARKS


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Community 
policing


 Ensure mutual aid service agreements are in place and 
adequately meet the needs of the community.


On-going Jackson Police Depart-
ment; Madison County 
Sheriff ’s Office.


• Land and Water Conservation 
Fund Grants


• Natural Resources Trust Fund 
Gants 


• Rivers, Trails and Conservation 
Assistance Program


Identify community partners and ensure Department is 
regularly engaging the community in a manner that is 
positive and productive.


On-going Jackson Police Depart-
ment; Community 
organizations and neigh-
borhood groups.


Increased no. of 
Police and com-
munity meetings; 
Increased no. of 
active neighbor-
hood watch and 
block club groups.


Develop and implement communications strategy 
to educate Jackson community on public safety and 
improve public perception of crime in Jackson.


On-going Community organi-
zations; neighborhood 
groups.


Emergency 
planning


Develop and implement protocol making public safety 
and emergency access an integral component  of any 
planned development.


1 Jackson Police Depart-
ment


Review and update Hazard Mitigation Plan and Emer-
gency Operations Plan.


2 Madison County


EDUCATION


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Grades K - 12 Support JMCSS Vision 2020 planning effort. On-going JMCSS; Chamber of 
Commerce; Multiple 
Civic Organizations; 
Churches.


Public support of 
Vision 2020 plan.


• Safe Routes to School


Communicate with private schools in area to stay 
current on their planning efforts and potential future 
impacts on infrastructure and local traffic.


On-going Private Schools Appoint contact 
for schools and 
hold meeting 
within next school 
year.


Identify opportunities for shared facilities and services. 1 Jackson Madison County 
Library; Jackson-Mad-
ison County School 
System; Local colleges/
universities.


Increased no. of 
shared facilities 
and services.







IMPLEMENTATION 207


Prepared by Houseal Lavigne Associates / August 2015


Higher 
education


Coordinate campus growth with adjacent neighbor-
hood and community planning efforts.


On-going Local colleges/univer-
sities


Hold campus 
neighborhood 
meeting within 
next school year.


• Revolving Loan Fund
• TVA Economic Incentives


Coordinate with local campuses on identifying poten-
tial economic development opportunities; community 
based projects; workforce development programs; etc.


On-going Local colleges/univer-
sities


Appoint contact 
for schools and 
hold meeting 
within next school 
year.


Identify community-based projects; economic devel-
opment opportunities; and workforce development 
programs.


On-going Union University; Uni-
versity of Memphis at 
Lambuth; Lane College; 
Jackson State Commu-
nity College.


Increased no. 
of community 
projects that 
partner with 
higher education 
institutes.


SOCIAL & HEALTH SERVICES


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Community 
partner 
coordination


Encourage collaboration among local agencies and 
providers to optimize resources and provide access to 
care for all Jackson residents.


1 JTA Increase no. of 
persons accessing 
health care.


Create an inventory of municipal agencies; nonprofit 
organizations; and local churches that provide health 
and social services. 


1 Jackson Madison County 
General Hospital; 
Regional Hospital of 
Jackson.


Continue to promote JumpStart Jackson imitative and 
build on Jackson's reputation as an award-winning 
livable community.


2 Jackson Madison County 
General Hospital; 
Regional Hospital of 
Jackson; Union Univer-
sity; University of Mem-
phis at Lambuth; Lane 
College; Jackson State 
Community College; 
Jackson Madison County 
Library; Jackson-Mad-
ison County School 
System.


Reduced com-
munity levels of 
obesity and heart 
disease.


STORMWATER MANAGEMENT


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Stormwater Continue efforts to meet stormwater runoff manage-
ment requirements outline in the Phase II Municipal 
Separate Storm Sewer (MS4) permit issued by TDEC.


On-going TDEC; Madison 
County; WTRBA.


Continuing 
efforts to meet 
requirements of 
MS4 permit.


• Stormwater Utility Fee


Consider establishing Storm Water Utility for the City 
to assist in funding and implementing stormwater 
related requirements by the MS4 permit.


1 Outside Consultant Initiate study in 
Fy2016 to eval-
uation needs and 
impacts of SUF.


Consider implementation of Green Infrastructure 
to assist in meeting MS4 permit requirements and 
improving quality of life.


On-going Outside Consultant Develop Green 
Infrastructure 
plan within next 
two fiscal years.


INFRASTRUCTURE


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Coordination Continue coordination efforts with JEA; Chamber 
of Commerce; and other utility providers to assure 
that future area growth can be adequately served to 
both maintain and attract residential; commercial and 
industrial development.


On-going JEA; Chamber of Com-
merce; Other local utility 
providers.


Coordinate with 
JEA to develop 
cost estimates 
for areas under 
consideration.


• Administrative actions


Establish a 3 to 5 year Capital Improvement Program 
(CIP) and that is regularly updated; accommodates 
projects that span multiple fiscal years; and aligns 
improvements and initiatives with Master Plan policy.


1 MPO; Various City 
Departments; Madison 
County;  Outside 
Consultant.


Development of 
a formal plan in 
Fy2016.
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GOVERNMENT


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Metropolitan 
government


Review state law requirements for the formation of a 
metro government with Madison County to determine 
if metro would be beneficial to both jurisdictions for 
economic growth and development.


2 Madison County; 
JMCSS; Chamber of 
Commerce.


Enter agreement 
with Madison 
County to coor-
dinate efforts to 
evaluate options 
within next three 
fiscal years.


•  Administrative actions


IMAGE, IDENTITY, & COMMUNITY CHARACTER


STREETSCAPE IMPROVEMENTS & LANDSCAPING


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Improve 
city image


Develop and implement targeted streetscaping plan for  
City’s commercial corridors and districts.


1 • USDA Forest Service Urban 
and Community Forestry 
Grants


• Our Town GrantInventory street trees and adopt Tree Canopy 
Enhancement Program to maintain, replace, and plant 
additional trees.


2 Increased no. of 
street trees.


Develop a city-wide gateways and wayfinding program. 1 Outside consultant; 
Jackson Area Chamber 
of Commerce.


Increased no. of 
gateway signs.


Coordinate with JEA to include burying of utility into 
planned roadway resurfacing, right-of-way improve-
ments, and other capital improvement projects.


2 JEA; TDOT. Decreased mile-
age of overhead 
utility lines.


HISTORIC PRESERVATION


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Improve 
established 
Historic 
Districts


Work with property owners through the use of techni-
cal assistance and funding incentives to properly main-
tain contributing structures within historic districts.


2 Community Redevelop-
ment Agency


Increased no. 
of rehabilitated 
property.


• Tennessee Historic Commis-
sion grant 


• Investment Tax Credit 
ProgramImplement actions outlined in the South Jackson 


Revitalization Project – Bemis.
1 Community Redevelop-


ment Agency; Bemis. 
Increased historic 
district property 
investments.


Promote 
Jackson's history


Create an interactive, Online map to identify and 
showcase Jackson’s historic sites.


2 Jackson/Madison 
County Convention & 
Visitors Bureau; Cham-
ber of Commerce.


Increased website 
visits.


Create informal, self-guided tours for Jackson's historic 
sites, buildings, and districts.


1 Jackson/Madison 
County Convention & 
Visitors Bureau; Cham-
ber of Commerce.


Increased no. 
of visitors to 
Jackson’s arts and 
cultural facilities.
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ARTS & CULTURE


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Arts and culture 
facilities


Partner with City's museums to promote the cultural 
and educational offerings in Jackson.


1 Bemis Mill Village 
Museum; Carnegie Cen-
ter for Arts & History; 
N.C.&St.L. Railroad 
Museum.


Increased no. 
of visitors to 
Jackson’s arts and 
cultural facilities.


• Tennessee Arts Commission 
Grant


• Jackson Arts Council Grant
• Challenge America Grant


Work with local event venues to recruit local and 
national talent.


2 Oman Arena; Carl 
Perkins Civic Center; 
The Ned.


Increased no. of 
performances 
and displays by 
local and national  
artists.


Identify ways to increase funding for the arts. 1 Jackson Arts Council Increased amount 
of outside funding 
secured for arts 
and cultural 
related programs.


Access to 
the Arts


Identify cultural attractions that lack access and create 
a plan to install bicycle and pedestrian infrastructure 
where needed. 


2 Jackson Arts Council; 
TDOT


• Tennessee Arts Commission 
Grant


• Challenge America Grant
• Jackson Arts Council Grant
• National Endowment for the 


Humanities Implementation 
Grant


Create public transit routes that serve the City’s 
cultural attractions.


2 JTA; FTA


Identify opportunities to provide free and low-cost art 
and cultural opportunities.


On-going Jackson Arts Council


MARKETING & BRANDING


STRATEGY
RECOMMENDED 
ACTION PRIORITY


POTENTIAL 
PARTNERS


PROGRESS  
INDICATOR POTENTIAL FUNDING SOURCES


Promote 
Jackson as 
a tourist 
destination 


Integrate the Jackson "Connect Here" brand and mes-
sage in all outreach activities and marketing efforts.


1 Jackson Chamber of 
Commerce; Downtown 
Development Corp.; 
Jackson Madison County 
African American 
Chamber of Commerce. 


• Public/private partnerships


Identify neighborhoods and community partners to 
begin planning additional community events through-
out the City.


1 Local neighborhood 
groups


Increased no. of 
community-based 
events.


Promote 
community 
identity


Identify local community groups and organizations 
that can serve as neighborhood liaisons.


1 Local neighborhood 
groups; Religious orga-
nizations.


Increased no. of 
neighborhood 
liaisons attending 
City meetings.


Identify local community events and meetings to assign 
City staff attendance and participation


1 Local neighborhood 
groups; Religious orga-
nizations.


Increased City 
official attendance 
and participation 
at neighborhood 
meetings.


DEFINITIONS


CEG Community Enhancement Grants MPO Metropolitan Planning Organization


CIP Capital Improvement Program SUF Stormwater Utility Fee


DOJ Federal Department of Justice STP Surface Transportation Funds


FHWA Federal Highway Administration TDEC Tennessee Department of Environment and Conversation


FTA Federal Transit Administration TDOT Tennessee Department of Transportation


HPP Federal High Priority Projects TDZ Tourist Development Zone


HSIP Federal Highway Safety Improvement Program TIF Tax Increment Financing


JAC Jackson Arts Council TIGER Transportation Investment Generating Economic Recovery


JDDC Jackson Downtown Development Corporation TUF Transportation Utility Fee


JEA Jackson Energy Authority U of  M University of Memphis


JMCSS Jackson Madison County School System WTRBA West TN River Basin Authority






