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Executive Summary
Since 1999, the city of Jackson, Tenn., has faced considerable forces which have transformed its neighborhoods 
and downtown including tornadoes, relocation of displaced residents, changes in the economy, and growth in the 
suburban fringe of the city rather than inner-city reinvestment. Studies, such as the Urban Land Institute Advisory 
Services Panel Report and the Safe Neighborhoods Task Force Report, have recommended that strategies for 
revitalization, increased public safety, redevelopment, and strategic land use/policy decisions be made a priority 
for the city. One of the repeated recommendations was to create a new vehicle for helping transform the city’s 
neighborhoods, such as a Community Redevelopment Agency (CRA).

Recent changes in the state’s Community Redevelopment Act legislation has now made it possible for such an 
agency to be established in Jackson. To satisfy the Act’s requirements, certain findings of slum, blight and a 
shortage of affordable or elderly housing must be determined. These conditions were found to exist in Jackson, 
identified through demographic analysis and by direct observation of nearly every block of every street in the 
city. This document satisfies this requirement for a Workable Program, and also sets out specific strategies for 
revitalization for the CRA to consider.

Based upon this reports finding, a Jackson Community Redevelopment Agency can be created and given the 
mission to use a wide-range of programs and financial instruments to help stabilize, revitalize or redevelop certain 
areas of the city. This report identifies where a likely first candidate area would be to begin, but also clearly 
shows that nearly all parts of Jackson can benefit from the activities the CRA can engage in. Through cooperation 
between the City of Jackson, the CRA, and private entities and developers, true public-private partnerships can 
be formed to help Jackson recover fully from its devastating losses as well as bring its neighborhoods to a stable 
level of health and safety for generations to come.
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Development Patterns in the United States
The United States has developed much differently than its European counterparts due, in part, to the expanse of 
land in the country, the lack of a national planning and development strategy, and public sector investments in 
housing and infrastructure.  The east and west coasts were some of the earliest developed areas and contain more 
traditional central cities with higher densities and extensive development concentrated around central business 
districts.  The central portions of the country generally developed as infrastructure traversing the country opened 
territory for homesteading and as hinterlands serving the major urban markets.

Patterns of development changed when a series of trends in industry and public investment radically altered the 
balance towards decentralized lower density suburban development.  The advent of the assembly line, advanced 
initially by the automotive industry in the early 1900’s, required large single story buildings rather than multiple 
story buildings of the former gravity-fed approach.  The outbreak of the two world wars also dictated expedited 
construction of machinery and equipment for the war effort.  The country with two distant coasts required a 
means of transportation to link materials with the potential fronts for attack; this spawned the massive interstate 
highway system that exists today.

The interstate system linked urban areas, provided access to adjoining rural areas, and created opportunities for 
development of abundant and inexpensive land.  Federal investments in public sewer treatment facilities also 
enabled the housing development that eventually occurred.  The Federal Housing Administration and Veterans 
Administration housing policies aimed to produce new housing in substantial numbers to catch up for the lack 
of housing production during the wars, and also facilitated the movement to the suburbs.

The emergence of the suburban shopping mall and reliance upon the automobile completed the framework for 
a radically different form of urban development than previously seen.  It signaled a turn away from the older 
traditional downtown areas that had formerly been the primary locations for retail shops, government, and 
corporate offices.  

Collectively, these trends over the last half century have weakened the older established neighborhoods, while 
new housing and neighborhood shopping areas have been concentrated in the newer suburbs.  Consequently, a 
homeowner desiring a new home with the modern amenities has had little choice outside the suburban market.

Fortunately, today there is a reemergence of traditional neighborhood development and focus on pedestrian 
friendly neighborhoods, producing new opportunities for downtown areas and adjoining neighborhoods.  It is 
this opportunity that Jackson now seeks to capitalize upon.  The private market, however, is slow to embrace 
more challenging inner-city development that requires a new set of skills; it is not as easy or straightforward 
as rezoning raw land under single ownership, adding infrastructure and selling lots to willing buyers.  The 
risk associated with reversing the conventional patterns of development is in itself a deterrent to development, 
requiring public sector intervention to reduce risk and stimulate the market towards redevelopment. 

Jackson Development Pattern
The pattern of development in the City of Jackson has paralleled the nationwide story previously described.  
The construction of Interstate 40 and other state highways precipitated the growth to the northern extremities of 
the city; the city has annexed these areas at the request of developers and as the need for urban services became 
apparent.  The downtown and surrounding neighborhoods have experienced decline as the housing stock, retail 
areas, and infrastructure has aged and in some cases became functionally obsolete.
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Fortunately, there are several strong anchors south of the interstate that provide the assets around which to 
rebuild.  There is also a commitment to these areas by local citizens and political leadership.  However, this will 
not happen without concerted intervention by the local government, in partnership with the private sector and 
community leaders.

Sequence of Events
A series of events have led up to the work that is now being undertaken for the Jackson Revitalization Strategy.  
Of course there are considerable revitalization efforts ongoing by the City of Jackson, the Jackson Housing 
Authority, the Jackson Downtown Development Corporation, and various other public and private sector 
entities.

A catalytic event that precipitated a considerable amount of funding and opportunity for redevelopment were 
the tornados that struck Jackson on May 4, 2003.  They killed eleven persons and destroyed property in a 
considerable swath through the south and southeast quadrant of Jackson.  A state of emergency was declared by 
President Bush at the request of the State.  According to reports by City officials:

“Damage is much more extensive than the tornado of 1999.  2,141 sites in Madison County are damaged. Of 
those, 184 are totally destroyed and 481 received major damage.  Approximately 1,750 of the damaged sites 
are residential. In 1999, only one city building was destroyed.  Virtually, every city owned facility suffered 
damage during this tornado.  Preliminary damage estimates could be up to $16-million on city buildings alone.  
Rebuilding efforts are already underway.”

One aspect of the rebuilding effort was to embrace the Urban Land Institute (ULI) offer of assistance in planning 
for the areas affected by the tornadoes.  An Advisory Panel was convened, comprised of national experts in 
concert with local officials.  The subsequent report was issued in August, 2003 and focused on redevelopment 
of the downtown and East Jackson areas.  Ambitious recommendations for new housing and commercial 
developments were supported by market data and professional judgment of national experts.  

Funding for the disaster recovery effort was provided by the federal government; however, it was nearly two-
thirds less than what was originally expected.  Despite the concerted efforts of the City of Jackson, the Jackson 
Downtown Development Corporation, and the Jackson Housing Authority the ULI recommendations have 
remained hard to implement and although progress has been made, it is not to the extent that residents and other 
stakeholders desired.

Concurrently, Mayor Jerry Gist, with encouragement of the Jackson City Council and other community leaders, 
formed the Safe Neighborhoods Task Force in July, 2007.  Its charge was to study ways to enhance neighborhood 
revitalization efforts and to reduce crime.  The scope of its work was to review code violations, conduct a survey 
of citizens, hold a Safe Neighborhoods Summit, consider an Environmental Court, create ordinances to address 
code enforcement, and to devise a comprehensive plan to reduce crime and neighborhood deterioration.

The work currently underway is a follow-up to the Safe Neighborhoods Task Force and designed to implement 
many of its recommendations, as well as the ULI Advisory Services Panel Report recommendations.
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Case for Revitalization
While there is widespread support for revitalization, the considerable amount of resources required, as well 
as the daunting challenge of renewing a major sector of the city, requires consensus about the advantages and 
rationale for such an undertaking.

While revitalization seems intuitively rational, it is also warranted based both on market economics and social 
principles.  First, there is a substantial tax base that is comprised of older portions of Jackson that if allowed to 
deteriorate, property values would decline and disrupt the tax revenues of the city and county.  Concurrently, 
there is often an increase in public expenditures for public safety and other services related to a deteriorating 
environment.

The principle of stranded assets also supports revitalization.  There has been a substantial investment made 
on the part of the City of Jackson, the Jackson Energy Authority, and other public entities for infrastructure 
and facilities in deteriorating areas.  If the areas are allowed to decline, the investment is not fully utilized 
and is in fact often recreated in newer areas, causing infrastructure to be constructed twice to serve the same 
population.

Every city has a vested interest in promoting a sound investment climate for the private sector since all of the 
taxable property and the resulting tax base is due to private sector investment.  When large areas of the city 
are allowed to decay, it affects the investment market and investors are subject to declines in values with only 
limited potential to individually affect the cause of the problem.  This can lead to investor abandonment and 
upheaval in the banking sector which has made loans to these investors.

Revitalization is a cost effective strategy for local governments when compared with the alternative development 
approach, which is to allow property to deteriorate, allow an unfavorable investor market to surface, and require 
heavy subsidies to undertake wholesale redevelopment of an area.  It is much cheaper to invest a modest 
amount of funds to renew an area on the verge of decline than it is to redevelop areas with deep investments in 
land acquisition/assembly and make major financial commitments to entice a project developer that is taking 
extensive risks associated with the project.

Finally, neighborhoods are not just physical entities, but intricate interwoven social networks that are a part of 
the fabric and quality of life of the area.  These can not be reproduced by wholesale removal and relocation to 
other areas.
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General Approach
An investigation of conditions in Jackson involved use of extensive information already available from secondary 
sources, such as the U. S. census and reports generated locally.  This information is supported with primary 
research produced under the scope of work for this project.  The data are analyzed together to form a profile of 
various planning areas established.

Socio-Economic Data
The decennial census data for 1990 and 2000 were obtained for census tracts, and ultimately combined for 
certain planning areas.  Census tracts in Jackson and for the two census periods were not exactly compatible and 
therefore were generalized, and in some cases only the 2000 Census was used.  There is also a level of suspicion 
about some of the actual census tract population and housing counts since there appeared to be a relatively 
significant undercount in some of the areas during the 1990 census.  This potential inconsistency in the data 
is not expected to be problematic since multiple data sources have been utilized, including an actual physical 
inventory of conditions and interviews with professionals very familiar with the City of Jackson.

The census information obtained include statistics on population including total population, age (particularly 
elderly population), and racial composition.  Housing data incorporated statistics on total households, one person-
female headed households, number of housing units, vacant units, and owner occupied units.  The final census 
documentation related to income and incorporated median income, per capita income, and poverty rates. 

Together these data provide insight into areas that are experiencing conditions that are indicators of decline and 
blight influences.

Windshield Surveys
One of the first tasks of the consulting team (and a recommendation of the Safe Neighborhoods Task Force) 
was to assess and classify neighborhoods leading to sector plans and other revitalization strategies.  This was 
accomplished by conducting a windshield survey of Jackson streets and neighborhoods.  Virtually every street 
in Jackson was driven and data was recorded on housing structural conditions, site conditions, and public 
infrastructure such as streets, sidewalks, curb and gutter, and any other significant conditions observed by the 
team.  These data were tabulated by census tract and ultimately combined for planning districts.

Review of Documents and Reports
An assortment of planning and related documents was reviewed to incorporate recommendations that have 
already been acknowledged by community leadership and to promote compatibility with current plans and 
revitalization efforts underway.  The documents of particular import and interest were the Urban Land Institute 
Advisory Service Panel Report and the Safe Neighborhoods Task Force Final Report.  Substantial historical and 
forecasted data were also available from the Year 2035 Long Range Transportation Plan for Jackson/Madison 
County (TN).

Individual Interviews
In addition to the secondary data described above, the consulting team conducted a series of interviews with 
local government officials, private industry representatives, civic stakeholders in the community, and private 
development interests.  These interviews were used to validate general conclusions implied by the census data, 
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reports and documents, and on-site windshield surveys.  In addition, recommendations were developed in part 
based upon the expertise and local knowledge of those interviewed in conjunction with proposals generated by 
the consultants. 

Planning Areas Defined
There are many ways of identifying neighborhoods, and citizens are often very precise in their identification 
of certain geographic areas as their neighborhood versus another neighborhood.  Generally, neighborhoods are 
areas identifiable by geographical boundaries and have similar physical and socioeconomic qualities.  This can 
include similar housing styles, vintage, and values as well as population characteristics.  A diversity of physical 
and socioeconomic conditions can and do normally exist within each neighborhood, and it is often possible to 
clearly identify the edge of one neighborhood and the beginning of another.

The U. S. Census Bureau defines census tracts using these criteria with input from local officials.  Inevitably, 
conditions within census tracts change over time and increase the diversity within a particular tract.  Furthermore, 
census tracts may or may not conform to a small neighborhood boundaries, or may even combine with other 
tracts to form locally defined neighborhoods.  For the purposes of this plan, census tracts were combined into 
“Planning Districts” to facilitate an overall determination of areas qualifying for revitalization activities and 
tools that may be available through current planning legislation.

The City of Jackson was divided into seven planning districts including: East Jackson; Lambuth; Old Hickory; 
Campbell Street; South Jackson; Northwest Jackson; and Northeast Jackson.  The census tracts comprising 
these planning districts are listed in the following table and map.
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Jackson Revitalization Plan: Planning Districts Defined

  
Planning Districts Census Tracts

East Jackson 5, 9, 10, 11
Lambuth 3, 6, 7, 8
Old Hickory 2
Campbell Street 1, 4
South Jackson/Bemis 13
Northwest Jackson 16.04, 16.05, 16.06, 16.10
Northeast Jackson 15.01, 16.03, 16.07
  

Census Tracts Planning Districts
1 Campbell Street
2 Old Hickory
3 Lambuth
4 Campbell Street
5 East Jackson
6 Lambuth
7 Lambuth
8 Lambuth
9 East Jackson

10 East Jackson
11 East Jackson
13 South Jackson/Bemis

15.01 Northeast Jackson
16.03 Northeast Jackson
16.04 Northwest Jackson
16.05 Northwest Jackson
16.06 Northwest Jackson
16.07 Northeast Jackson
16.10 Northwest Jackson

Table 3.1 City of Jackson - Census Tracts and Planning Districts
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Socio-Economic Profile
Madison County
The context for growth in the City of Jackson is Madison County.  The county has had a modest level of growth 
over the past few decades, growing with population and gaining between 13% and 17% for the 1970’s and 
1990’s.  The decade of the 1980’s demonstrated a smaller growth of less than 5%.  

The 2005 estimate of population is 96,726 which is a 5.3% increase from the 2000 census.  The population 
projected for 2035 by the Long Range Transportation Plan (LRTP) for Jackson/Madison County envisions a 
growth rate of approximately 1.25% per year or about 12% per decade.  That is about equivalent to the historic 
rate of growth for the nation.

The employment outlook in the LRTP also envisions a comparable rate of growth for jobs increasing to 91,290 
by 2035.  This will obviously stimulate the housing market and create additional opportunities for development 
inside the City of Jackson in areas targeted for revitalization.

City of Jackson
The City of Jackson as a whole has experienced moderate growth during the last few decades.  Between 1990 
and 2000 the City grew by nearly 11,000 persons or 21.8%, a small portion of which was due to annexation of 
previously developed area.  Nearly 80% of the growth for Madison County was inside the City of Jackson.  

Development Pattern
The City of Jackson has developed like most southern cities with the preponderance of new growth occurring 
on the fringes along interstate highways and new retail areas.  The northern quadrants of Jackson, north of 
Interstate 40, have been the beneficiary of much of the new housing and commercial development in the City.  
These trends locally are due to many of the factors noted in the earlier section describing federal policies and 
private market forces.

However, many of the traditional Jackson neighborhoods remain strong with good fundamentals of property 
maintenance, reinvestment, home ownership, and adequate disposable incomes.  Lambuth, Bemis, and certain 
areas adjoining Lane College are examples of these areas that continue to be fundamentally strong.

The private market has only fairly recently become attracted to the more complicated inner city development 
that requires a different set of skills and expertise to make projects successful.  Downtown areas have been the 
primary focus of this resurgence of interest by the private sector and this was stimulated by the important role 
of downtowns, anchors that are still present, the historic character of structures, and quasi-public institutions 
that provide leadership to the effort.   The Jackson Downtown Development Corporation is a good example of 
such a leadership entity, and it has been successful in creating new development projects and setting the stage 
for continued growth of the downtown area.

The area north of I-40 has contributed 85% of Jackson’s population growth.  However, while north Jackson has 
experienced most of the new construction and subdivision development, there are several other areas that have 
experienced significant residential growth.  The Lambuth Area broadly defined attracted 18% of the total growth 
for the city.  The Campbell Street area experienced growth of about 450 people.  Other areas remained balanced 
which is evidence of a stable area.



26 Chapter 4

Jackson Revitalization Strategy/
Community Redevelopment Act Workable Program

Ethnicity
The City of Jackson is comprised mostly of two ethnic populations, white and black or African American.  
Other ethnic groups represented less than 1% of the total population in 1990 but increased slightly to nearly 3% 
in 2000.  

Of the seven planning districts, three are predominantly white (Bemis, Northeast Jackson, and Northwest 
Jackson); three are fairly balanced (Lambuth, Old Hickory, and Campbell Street) and one is predominantly 
African American (East Jackson).  During the 1990’s there was some shifting of populations between areas 
and this has also occurred since the storm damage destroyed significant housing in the downtown and East 
Jackson.

Often cities experience a migration of all ethnic groups and younger families to the newer suburbs.  This can 
be attributed in part to the population becoming more educated, affluent, and having families which promotes 
moving to new housing which has historically been concentrated in the suburbs.  This has been described as 
“Middle Income Flight” and can have a long term detrimental effect if the older parts of the community are 
aging and becoming less affluent.  The demand for retail and overall vitality of the areas can be jeopardized 
without a mixing of households from various family structures and income groups.

Physical Condition
Jackson is fortunate to have a predominance of private structures and public infrastructure in good condition.  
The areas south of the I-40 area are aging, and typically when such areas reach 30 or more years old, maintenance 
costs escalate; if this coincides with migration of homeowners to the suburbs, neighborhoods can show signs of 
neglect and in severe cases abandonment.  Virtually every city in America experiences this phenomena and it 
takes a concerted effort with considerable resources to reverse these trends.

Jackson has been affected by these economic and socioeconomic forces, and there are certain areas that have 
been more directly affected.  The windshield survey conducted as a part of this revitalization plan produced an 
inventory of physical conditions for all streets, census tracts, and planning districts.

The windshield survey looked for signs of deferred maintenance, neglect or deterioration in buildings and 
infrastructure. These signs were observed throughout the City of Jackson, although most frequently in older 
areas south of the Interstate.  Cases of neglect north of the Interstate appear to be isolated and do not seem to be 
contributing to decline of the surrounding properties.  A few isolated pockets of decline were also observed within 
the South Jackson/Bemis Planning District.  There were isolated pockets of neglect observed in the Old Hickory 
and Campbell Street Planning Districts.  The majority of visible signs of neglect and deterioration were observed 
in the Lambuth and East Jackson Planning Districts.  Neighborhoods in both of these Planning Districts exhibit 
signs of decline, including structures that are neglected, structurally deficient, and/or dilapidated, concentrated 
in certain locales while also being generally wide-spread throughout the Lambuth and East Jackson Planning 
Districts.



27Chapter 4

Jackson Revitalization Strategy/
Community Redevelopment Act Workable Program

Assets/Anchors
The traditional method of neighborhood revitalization focuses on identifying problem areas and identifying 
strategies to remedy the problems.  More progressive approaches take advantage of existing assets and 
building upon the areas strengths and assets.  Asset mapping is a common procedure in current philosophy for 
neighborhood renewal.  

Typically the assets to leverage are cultural, educational, medical, governmental, historic or institutional in 
nature.  Jackson has a wealth of these assets to capitalize upon.  Union University north of I-40 is a strong 
underpinning of the northwest quadrant of Jackson.  In the areas that are more in need of focused attention, there 
are four key assets or anchors for revitalization.  These include Lambuth University and Lane College, Jackson-
Madison County General Hospital, and the downtown Central Business District.

As the overall plan unfolds and areas are targeted for more intensified revitalization strategies, these assets can 
be major anchors upon which to build successful plans.  Each entity can play a major role in facilitating renewal 
activities in its respective sphere of influence. 
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Census Tract/ 
Planning Area

Persons:
Total

Persons:
White % White Persons:

Black % Black Persons:
65+ % 65+ Yrs.

1 2685 1948 72.6% 717 26.7% 340 12.7%
4 3290 1858 56.5% 1417 43.1% 561 17.1%

Campbell Street 5975 3806 63.7% 2134 35.7% 901 15.1%

2 6017 3820 63.5% 2110 35.1% 699 11.6%
Old Hickory 6017 3820 63.5% 2110 35.1% 699 11.6%

3 4669 4266 91.4% 380 8.1% 1198 25.7%
6 2323 1338 57.6% 979 42.1% 452 19.5%
7 2878 2112 73.4% 749 26.0% 570 19.8%
8 1192 274 23.0% 915 76.8% 177 14.8%

Lambuth 11062 7990 72.2% 3023 27.3% 2397 21.7%

5 3949 402 10.2% 3536 89.5% 476 12.1%
9 2995 372 12.4% 2616 87.3% 496 16.6%
10 3633 570 15.7% 3054 84.1% 480 13.2%
11 1664 28 1.7% 1635 98.3% 339 20.4%

East Jackson 12241 1372 11.2% 10841 88.6% 1791 14.6%

13 6009 5641 93.9% 347 5.8% 983 16.4%
S. Jax/Bemis 6009 5641 93.9% 347 5.8% 983 16.4%

City of Jackson 48949 28943 59.1% 19703 40.3% 7578 15.5%

1990 Population

Table 4.1 - 1990 Population by census tract and planning district.
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Census Tract/ 
Planning Area

Persons:
Total

Persons:
White % White Persons:

Black % Black Persons:
65+ Yrs. % 65+ Yrs.

1 3162 1921 60.8% 1193 37.7% 492 15.6%
4 3267 1152 35.3% 2061 63.1% 484 14.8%

Campbell Street 6429 3073 47.8% 3254 50.6% 976 15.2%

2 6274 2846 45.4% 3118 49.7% 889 14.2%
Old Hickory 6274 2846 45.4% 3118 49.7% 889 14.2%

3 4910 3629 73.9% 1164 23.7% 1209 24.6%
6 2390 1029 43.1% 1296 54.2% 306 12.8%
7 3343 1748 52.3% 1456 43.6% 293 8.8%
8 2292 532 23.2% 1688 73.6% 242 10.6%

Lambuth 12935 6938 53.6% 5604 43.3% 2050 15.8%

5 4175 433 10.4% 3695 88.5% 442 10.6%
9 2669 209 7.8% 2425 90.9% 382 14.3%
10 3165 306 9.7% 2812 88.8% 353 11.2%
11 1254 27 2.2% 1225 97.7% 212 16.9%

East Jackson 11263 975 8.7% 10157 90.2% 1389 12.3%

13 6009 5456 90.8% 480 8.0% 963 16.0%
S. Jax/Bemis 6009 5456 90.8% 480 8.0% 963 16.0%

15.01 3519 3063 87.0% 396 11.3% 215 6.1%
16.03 2275 1888 83.0% 313 13.8% 207 9.1%
16.07 4128 3619 87.7% 360 8.7% 241 5.8%

Northeast Jackson 9922 8570 86.4% 1069 10.8% 663 6.7%

16.04 2873 2367 82.4% 418 14.5% 655 22.8%
16.05 2867 2392 83.4% 340 11.9% 149 5.2%
16.06 7127 5665 79.5% 1149 16.1% 656 9.2%
16.10 3399 3054 89.8% 244 7.2% 143 4.2%

Northwest Jackson 16266 13478 82.9% 2151 13.2% 1603 9.9%

City of Jackson 59643 32883 55.1% 25091 42.1% 7848 13.2%

2000 Population

Table 4.2 - 2000 Population by census tract and planning district.
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Census Tract/ 
Planning Area

Persons:
Total % Change Persons:

White % Change Persons:
Black % Change Persons:

65+ Yrs. % Change

1 477 17.8% -27 -1.4% 476 66.4% 152 44.7%
4 -23 -0.7% -706 -38.0% 644 45.4% -77 -13.7%

Campbell Street 454 7.6% -733 -19.3% 1120 52.5% 75 8.3%

2 257 4.3% -974 -25.5% 1008 47.8% 190 27.2%
Old Hickory 257 4.3% -974 -25.5% 1008 47.8% 190 27.2%

3 241 5.2% -637 -14.9% 784 206.3% 11 0.9%
6 67 2.9% -309 -23.1% 317 32.4% -146 -32.3%
7 465 16.2% -364 -17.2% 707 94.4% -277 -48.6%
8 1100 92.3% 258 94.2% 773 84.5% 65 36.7%

Lambuth 1873 16.9% -1052 -13.2% 2581 85.4% -347 -14.5%

5 226 5.7% 31 7.7% 159 4.5% -34 -7.1%
9 -326 -10.9% -163 -43.8% -191 -7.3% -114 -23.0%
10 -468 -12.9% -264 -46.3% -242 -7.9% -127 -26.5%
11 -410 -24.6% -1 -3.6% -410 -25.1% -127 -37.5%

East Jackson -978 -8.0% -397 -28.9% -684 -6.3% -402 -22.4%

13 0 0.0% -185 -3.3% 133 38.3% -20 -2.0%
S. Jax/Bemis 0 0.0% -185 -3.3% 133 38.3% -20 -2.0%

City of Jackson 10694 21.8% 3940 13.6% 5388 27.3% 270 3.6%

1990-2000 Population Comparison

Table 4.3 - 1990-2000 Comparison of population by census tract and planning district.
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Census Tract/ 
Planning District

Households:
Total

Households:
1-person

household;
Female

householder

% Female 
Headed

Households

Households:
1 or more 
persons
under 18 

years; Family 
households;

Married-
couple family

Housing
units: Total

Housing
units:

Vacant

% Vacant 
Units

Occupied
housing

units:  Owner 
occupied

% Owner 
Occupied

Units

1 1006 118 11.7% 299 1046 40 3.8% 761 72.8%
4 1388 315 22.7% 265 1460 72 4.9% 874 59.9%

Campbell Street 2394 433 18.1% 564 2506 112 4.5% 1635 65.2%

2 2620 496 18.9% 482 2752 132 4.8% 1038 37.7%
Old Hickory 2620 496 18.9% 482 2752 132 4.8% 1038 37.7%

3 2193 505 23.0% 315 2313 120 5.2% 1320 57.1%
6 1010 242 24.0% 181 1127 117 10.4% 621 55.1%
7 1271 307 24.2% 153 1478 207 14.0% 561 38.0%
8 459 83 18.1% 49 543 84 15.5% 135 24.9%

Lambuth 4933 1137 23.0% 698 5461 528 9.7% 2637 48.3%

5 1325 226 17.1% 159 1479 154 10.4% 592 40.0%
9 1103 218 19.8% 193 1223 120 9.8% 590 48.2%

10 1174 139 11.8% 210 1249 75 6.0% 620 49.6%
11 658 134 20.4% 66 742 84 11.3% 302 40.7%

East Jackson 4260 717 16.8% 628 4693 433 9.2% 2104 44.8%

13 2371 332 14.0% 639 2549 178 7.0% 1784 70.0%
S. Jax/Bemis 2371 332 14.0% 639 2549 178 7.0% 1784 70.0%

1990 Housing Data

Table 4.4 - 1990 Housing data by census tract and planning district.
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Census Tract/ 
Planning District

Households:
Total

Households:
1-person

household;
Female

householder

% Female 
Headed

Households

Households:
1 or more 
persons
under 18 

years; Family 
households;

Married-
couple family

Housing
units: Total

Housing
units:

Vacant

% Vacant 
Units

Occupied
housing

units:  Owner 
occupied

% Owner 
Occupied

Units

1 1280 202 15.8% 256 1339 59 4.4% 982 73.3%
4 1347 266 19.7% 199 1440 93 6.5% 803 55.8%

Campbell Street 2627 468 17.8% 455 2779 152 5.5% 1785 64.2%

2 2746 621 22.6% 389 3019 273 9.0% 1079 35.7%
Old Hickory 2746 621 22.6% 389 3019 273 9.0% 1079 35.7%

3 2179 539 24.7% 323 2340 161 6.9% 1340 57.3%
6 957 189 19.7% 148 1072 115 10.7% 568 53.0%
7 1229 239 19.4% 124 1387 158 11.4% 480 34.6%
8 906 220 24.3% 70 1038 132 12.7% 189 18.2%

Lambuth 5271 1187 22.5% 665 5837 566 9.7% 2577 44.1%

5 1462 277 18.9% 121 1648 186 11.3% 548 33.3%
9 1074 204 19.0% 79 1217 143 11.8% 519 42.6%

10 1117 164 14.7% 131 1211 94 7.8% 562 46.4%
11 510 107 21.0% 36 606 96 15.8% 234 38.6%

East Jackson 4163 752 18.1% 367 4682 519 11.1% 1863 39.8%

13 2473 363 14.7% 533 2636 163 6.2% 1844 70.0%
S. Jax/Bemis 2473 363 14.7% 533 2636 163 6.2% 1844 70.0%

15.01 1319 125 9.5% 446 1372 53 3.9% 1205 87.8%
16.03 821 79 9.6% 268 834 13 1.6% 775 92.9%
16.07 1537 152 9.9% 515 1586 49 3.1% 1311 82.7%

Northeast Jackson 3677 356 9.7% 1229 3792 115 3.0% 3291 86.8%

16.04 986 106 10.8% 271 1025 39 3.8% 865 84.4%
16.05 856 113 13.2% 185 952 96 10.1% 348 36.6%
16.06 3010 556 18.5% 759 3176 166 5.2% 1690 53.2%
16.10 1028 33 3.2% 555 1060 32 3.0% 1011 95.4%

Jackson 5880 808 13.7% 1770 6213 333 5.4% 3914 63.0%

2000 Housing Data

Table 4.5 - 2000 Housing data by census tract and planning district.
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Census Tract/ 
Planning District

Households:
Total

% Change in 
Households

Households:
1-person

household;
Female

householder

% Change 
Female
Headed

Households

Households:
1 or more 
persons
under 18 

years; Family 
households;

Married-
couple family

Housing
units: Total

% Change 
Housing

Units

Housing
units:

Vacant

Occupied
housing

units:  Owner 
occupied

1 274 27.2% 84 71.2% -43 293 28.0% 19 221
4 -41 -3.0% -49 -15.6% -66 -20 -1.4% 21 -71

Campbell Street 233 9.7% 35 8.1% -109 273 10.9% 40 150

2 126 4.8% 125 25.2% -93 267 9.7% 141 41
Old Hickory 126 4.8% 125 25.2% -93 267 9.7% 141 41

3 -14 -0.6% 34 6.7% 8 27 1.2% 41 20
6 -53 -5.2% -53 -21.9% -33 -55 -4.9% -2 -53
7 -42 -3.3% -68 -22.1% -29 -91 -6.2% -49 -81
8 447 97.4% 137 165.1% 21 495 91.2% 48 54

Lambuth 338 6.9% 50 4.4% -33 376 6.9% 38 -60

5 137 10.3% 51 22.6% -38 169 11.4% 32 -44
9 -29 -2.6% -14 -6.4% -114 -6 -0.5% 23 -71

10 -57 -4.9% 25 18.0% -79 -38 -3.0% 19 -58
11 -148 -22.5% -27 -20.1% -30 -136 -18.3% 12 -68

East Jackson -97 -2.3% 35 4.9% -261 -11 -0.2% 86 -241

13 102 4.3% 31 9.3% -106 87 3.4% -15 60
S. Jax/Bemis 102 4.3% 31 9.3% -106 87 3.4% -15 60

1990-2000 Housing Comparison

Table 4.6 - 1990-2000 Comparison of population by census tract and planning district.
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Households Families Percent of 
Families

Madison County 36,982 44,595 19,389 14 18.4 11.8 10.8

Tract 1 47,179 53,397 22,232 8.9 14.1 8.9 6.4
Tract 4 31,207 34,188 16,099 15.2 20.1 13.7 14.4

Campbell Street

Tract 2 33,000 40,373 18,516 17.1 26.9 13.1 13.2
Old Hickory

Tract 3 33,975 46,184 20,629 10.6 12.8 3.8 8.4
Tract 6 30,775 36,286 16,912 18.6 30.4 6 14.2
Tract 7 21,896 28,714 12,083 21.8 19.5 16.8 21.4
Tract 8 12,027 14,750 11,225 41.6 47.3 29.5 43.8

Lambuth

Tract 5 17,816 17,950 8,835 40.9 53.1 17.8 40.1
Tract 9 15,471 19,569 13,439 32.8 47.3 23.4 29.7
Tract 10 17,037 18,250 12,947 33.0 41.8 10 29.7
Tract 11 18,341 20,714 10,753 45.6 59.8 34.8 39.6

East Jackson

Tract 13 33,940 39,041 15,556 9.9 9.2 11.3 7.6
S. Jax/Bemis

Tract 15.01 51,288 54,850 20,091 7.6 12.9 0 4.7
Tract 16.03 60,159 63,214 27,297 1.5 1.3 0 0.9
Tract 16.07 49,355 51,652 21,476 5.1 5.2 2.4 1.8

Northeast Jackson

Tract 16.04 59,306 71,792 29,979 5.2 4 7.5 3.4
Tract 16.05 48,188 57,083 22,272 10.2 9.3 0 5.2
Tract 16.06 45,833 57,244 26,401 7.7 7.7 6.5 4.9
Tract 16.10 89,905 91,915 35,098 0.3 0 0 0

Northwest Jackson

City of Jackson 33,194 40,922 18,495 17.1 23.0 11.5 14.0

Census Tract/ 
Planning District

Median income
in 1999 (dollars)

Per
capita

income
in

1999
(dollars)

Income Characteristics of Population in 1999

Income in 1999 below poverty level

All
ages

Children
under 18

65+
years

Table 4.7 - 1999 Income Characteristics by Census Tract.
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Planning Districts
Campbell Street
The Campbell Street Planning District is located just south of I-40, east of Highland Street, and extends to the 
eastern City limits.  It contains Census Tracts 1 and 4 with a total population of 6,429 in the 2000 census.  The 
district grew by a total of 454 people during the 1990’s which indicates a continued demand for housing.  As 
noted earlier, some of this growth may have been attributable to the undercount of the 1990 Census, but that 
potential can not be verified at this point.  There was a significant shifting of the ethnicity with about a 20% 
decline in the white population from 1990 to 2000.  Elderly population remained relatively constant at just over 
15%.

According to the 2000 Census, the district increased by several hundred households and housing units.  There 
is however, a relatively significant difference in the two census tracts.  Census Tract 1, the more northern of the 
two bordering I-40 experienced gains in population and housing units while Census Tract 4 primarily south of 
North Parkway street experienced no change or small declines.

The percentage of homeownership was quite high with the southern sector equaling the city average of about 
53% and the northern sector exceeding the city average with nearly three fourths of the homes being owner 
occupied.

The housing vacancy rate for the district amounting to only 5.5% was considerably less than the city average of 
7.8%.  This is an indication of a strong housing market.

Median family income is $47,179 in Census Tract 1 and $31,207 in Census Tract 4.  This compares to a city-
wide median income of $33,194.  The poverty rate in the district is not sufficiently high to cause concern 
particularly when observing that the rate in Census Tract 1 is less than half that of the city-wide poverty rate.  

Neighborhood development patterns within the Campbell Street Planning district consist of primarily winding 
roads and housed situated on cul-de-sacs, consistent with many suburban developments.

The frequency of signs of neglect in the western portion of Census Tract 1 is significantly less than in the 
eastern portion.  Areas of deferred maintenance for the Twin Oaks Place neighborhood and the Ridgemont Road 
neighborhood, consisting mainly of overgrown grass and worn paint, are scattered.  Stormwater is controlled 
with swales in the Twin Oaks Place neighborhood and with curbs in the Ridgecrest Road neighborhood; however 
sidewalks were never built in either neighborhood.  The lack of pedestrian and stormwater infrastructure does 
not appear to have a negative effect on the neighborhoods.

The largest concentration of areas of neglect in Census Tract 1 is in the neighborhood surrounding Ridgemont 
Road.  Observations for this neighborhood include unkempt lawns, deferred building maintenance, and houses 
with sagging roofs.  Basic infrastructure, including sidewalks and curbs for stormwater drainage, were never 
constructed within this neighborhood and their absence could be contributing to the overall decline of the 
area.

Instances of neglect in Census Tract 4 are widespread, and often times occur in small clusters.  The presence of 
overgrown lawns, litter, and furniture on the lawns, coupled with the lack of sidewalks within the neighborhoods 
indicate that these neighborhoods are on the decline and may deteriorate further.
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Windshield Survey Observations for Campbell Street Planning District

Census Tract 1
 Neglect -  110
 Structurally Deficient -  16
 Dilapidated -   1
 Vacant -   2
 Under Construction -  1
 New Construction -  1

Census Tract 4
 Neglect -  113
 Structurally Deficient -  1
 Dilapidated -   0
 Vacant -   6
 Under Construction -  2
 New Construction -  0

Campbell Street Planning District Totals
 Neglect -   223
 Structurally Deficient -  17
 Dilapidated -   1
 Vacant -   8
 Under Construction -  3
 New Construction -  1  
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Figure 4.8 Campbell Street Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.9 Campbell Street Planning District - properties that are vacant, under construction, or new construction.
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Old Hickory
Old Hickory is comprised of only Census Tract 2 and is located south of I-40 and west of N. Highland Street 
and bisected by the Highway 45 Bypass.  The district features Old Hickory Mall on the east side, Casey Jones 
village on the northwest and numerous primary and secondary educational institutions. 

The district included a total population of 6,274 in 2000 which represents a minor increase of about 4% over the 
1990 Census figure.  The population is about equally split between white (45.4%) and black (49.7%) population.  
Elderly population at 14.2% is slightly higher than the citywide average. 

Households registered a modest increase between 1990 and 2000 corresponding to a comparable increase in 
housing units.  The owner occupancy rate (35.7%) is nearly a third lower than the city average and is an 
indication of rental units and a higher share of multi-family units in the area.  The vacancy rate of 9.0% is 
somewhat higher than the city average, which is likely reflective of the higher percentage of rental units.  The 
number of vacancies also doubled during the 1990’s which could be an indication of a weakening market.  With 
a single census tract in the district and the undercount issue noted from the 1990 Census, this single statistic 
must be considered carefully before coming to conclusions about the housing market.

Income in the Old Hickory district mirrors the city medians for individuals and families.  Likewise the poverty 
rates are identical at 17.1% of individuals below the poverty level in 1999.

Neighborhoods within the Old Hickory district are comprised of houses situated on cul-de-sacs, and winding 
roads that offer little interconnection to one another.  The majority of homes have garages or carports facing the 
street, while the majority of neighborhoods are lacking curbs and/or sidewalks, typical of suburban developments 
of the era.  Where present, most of the infrastructure that has been built is maintained.

Instances of neglect appear to be concentrated in the three neighborhoods surrounding Bayberry Drive, 
Greenfield Drive at Old Hickory Road, and Wallace Road and Hillshire Drive.  

Within the Bayberry Drive neighborhood, the majority of neglect is present where the infrastructure has not been 
maintained.  Curbs and sidewalks on Bayberry Drive are beginning to become overgrown, but have not yet fully 
deteriorated.  Signs of neglect on Cinnamon Cove and Cinnamon Street include significantly overgrown lawns, 
deferred maintenance, and vehicles in yards. Curbs on Cinnamon Street and Cinnamon Cove are overgrown, 
fragmented, and in some instances missing entirely.  This lack of upkeep could be contributing to the general 
neglect of houses in the neighborhood.  

The apartments on the corner of Greenfield Drive and Old Hickory Boulevard show signs of neglect, including 
graffiti on one of the buildings.  Other neglect in the Greenfield Drive and Old Hickory Road Neighborhood 
includes unkempt lawns, litter, and deferred maintenance.  

Deferred maintenance, overgrown lawns, and garbage on the lawns and porches account for the majority of 
neglect in the Wallace Road and Hillshire Drive neighborhood.
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Windshield Survey Observations for Old Hickory Planning District

Census Tract 2
 Neglect -  148
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   8
 Under Construction -  1
 New Construction -  1

Old Hickory Planning District Totals
 Neglect -   148
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   8
 Under Construction -  1
 New Construction -  1  
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Figure 4.10 Old Hickory Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.11 Old Hickory Planning District - properties that are vacant, under construction, or new construction.
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Lambuth
The Lambuth Planning District incorporates four Census Tracts 3, 6, 7, and 8.  Its boundaries are generally 
Royal and N. Highland on the east, North Parkway and East Forest Avenue on the north, the Forked Deer River 
on the west and south.  Prominent cultural and civic assets include Jackson-Madison County General Hospital, 
Lambuth University, Jackson Central Merry High School, the downtown and Jackson civic center complex, 
historically significant structures, and numerous educational institutions at the primary and secondary levels.

This district has been recognized by Jackson leadership as an integral neighborhood representing diversity in 
population, households, incomes, and family structures.  During the 1990’s the area experienced an increase 
in population in all census tracts but a decrease in the white population as well.  The area around Lambuth 
University and south of Airways Boulevard both reflected increases in population during the 1990’s that are 
substantial, but this is likely due again to the undercount in 1990.  

The elderly population aged 65 years and up is significantly higher in the area adjoining Jackson-Madison 
County General Hospital but in the other tracts the percentage of elderly persons is less than the city overall and 
declining.  This can be an indication of several trends that represent divergent patterns – families moving into 
the neighborhood replacing older households or rental units with younger population.

The amount of change indicated in population and housing units do not correspond to known development 
activity in the area.  For example, Census Tract 8 supposedly increased by nearly 500 housing units and there 
were no large scale residential developments that would indicate that magnitude of an increase.

The overall housing vacancy rate is 9.7% but the relatively low rate in Census Tract 3 (6.9%) veils the larger rate 
in the other three districts that all range from 10.7% to 12.7%.  This level of vacancy is 50% to 75% higher than 
the city-wide average as a whole and indicates the need for strengthening the market.  The owner occupancy 
rates in Tracts 7 and 8 and well below the city average and are declining.  

The median income in the planning district has three census tracts that are below the city median.  Census 
Tract 8 has the lowest median income in the city only amounting to $12,027.  Census Tract 7 also has a very 
low median income at $21,896.  The other two tracts are relatively close to the citywide median.  Similarly the 
poverty rates in Census Tracts 7 and 8 are substantial at 21.4% and 43.8% respectively.

The majority of neighborhoods within the Lambuth Planning District were formed upon the principles of 
traditional neighborhoods.  The houses are laid out following a grid-like street pattern.  The developments within 
Census Tract 3 are an exception to this pattern.  That area follows typical suburban development patterns, where 
the lots are laid out on cul-de-sacs and long winding roads that offer little connectivity to adjacent roads.

While instances of neglect were observed in all four Census Tracts within the Lambuth Planning District, the 
highest concentration of neglect appears to be in Census Tract 7.  Census Tracts 6 and 8 also contain a number 
of neglected properties, although not as many as Census Tract 7.

Instances of neglect are widespread within Census Tract 7.  There are also a number of observed cases of 
structural deficiencies and dilapidation.  Observations of neglect include: worn paint, overgrown lawns, and 
garbage in yards. Most instances of decline were observed in the southern portion of the Census Tract, south of 
West King Street, in close proximity to deteriorating infrastructure, which could be contributing to the overall 
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decline of the area.  Broken curbs and sidewalks were observed on the following streets: North Fairgrounds 
Street, Lambuth Boulevard, Hatton Street, Linden Street, and Union Avenue. 

Census Tract 6 also has instances of neglect, although the majority are concentrated on either side of North 
Royal Street.  There are also instances of structural deficiency and dilapidation.  Observed instances of neglect 
include: deferred maintenance, worn paint, overgrown lawns, worn shingles, and litter.  There are a number of 
streets within Census Tract 6 missing basic infrastructure including curbs and sidewalks, but the majority of 
the infrastructure that is intact appears to be well maintained, with the exception of the neighborhood east of 
North Royal Street.  Curbs and sidewalks that are fragmented or overgrown are present on Hardee Street, Budde 
Street, and North Royal Street.  Given the proximity of these streets to the pockets of decline within the Census 
Tract, the declining infrastructure appears to be contributing to the decline of surrounding areas.

Within Census Tract 8, pockets of neglect occur in the north western portion, north of College Street, and in 
the north east portion of the Census Tract, south of Airways Boulevard.  Observed instances of neglect include: 
deferred maintenance, unkempt lawns, worn paint, and litter.  Instances of neglect, structural deficiency, and 
dilapidation within Census Tract 8 are situated close to areas of infrastructure decline.  Overgrown and crumbling 
curbs and sidewalks were observed along Sterling Street, McCorry Street, East Orleans Street, Hurt Street, East 
Deadrick Street, Hale Street, and Lane Avenue.

There are two pockets of neglect in the neighborhood around Hollywood Drive and Alexander Street and in the 
Carolwood Lane neighborhood, within Census Tract 3.  Remaining instances of neglect are scattered throughout 
the Census Tract.  There were no observed structural deficiencies and there was only one observed instance 
of dilapidation.  While a number of streets within this census tract were lacking sidewalks, this appears to be 
by design.  The infrastructure that was intact appeared to be well-maintained and was not contributing to the 
decline of any particular area.
 
Windshield Survey Observations for Lambuth Planning District

Census Tract 3
 Neglect -  83
 Structurally Deficient -  0
 Dilapidated -   1
 Vacant -   3
 Under Construction -  0
 New Construction -  0

Census Tract 6
 Neglect -  119
 Structurally Deficient -  17
 Dilapidated -   5
 Vacant -   27
 Under Construction -  0
 New Construction -  0

Census Tract 7
 Neglect -  237
 Structurally Deficient -  35
 Dilapidated -   8
 Vacant -   27
 Under Construction -  2
 New Construction -  0

Census Tract 8
 Neglect -    142
 Structurally Deficient -  23
 Dilapidated -   10
 Vacant -   20
 Under Construction -  0
 New Construction -  0

Lambuth Planning District Totals
 Neglect -   581
 Structurally Deficient -  75
 Dilapidated -   24
 Vacant -   62
 Under Construction -  2
 New Construction -  0 
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Figure 4.12 Lambuth Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.13 Lambuth Planning District - properties that are vacant, under construction, or new construction.
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East Jackson
The East Jackson Planning District is located in the southeast quadrant of the city east of downtown.  It contains 
four Census Tracts 5, 9, 10 and 11.  It is bounded generally by North Parkway and the railroad on the north, 
Royal Street on the west, the Forked Deer River on the south, and the Jackson City limits on the east.  It is 
bisected by Chester Street that divides the district into north and south sectors.

The district has a distinct history in the city with many significant historic, cultural and educational institutions.  
Among the most prominent are Lane College, T. R. White Sportsplex, Jackson State Community College, and 
the Fairgrounds.  There are also an abundance of historic residences with classic architectural design.

Unfortunately East Jackson has taken the brunt of recent tornadoes when substantial damage was rendered.  Over 
half of the city’s public housing developments were damaged and the Jackson Housing Authority demolished 
nearly 600 units in the aftermath of the disasters.  Additionally, a significant area in the floodplain had homes 
damaged that were subsequently demolished rather than reconstructed.  The demolitions and housing losses 
were not accomplished in time to be reflected in the 2000 census and the therefore the declines in population 
and households are even more exacerbated by the storms.

There was a loss of population in each of the four census tracts amounting to a loss of nearly a thousand persons 
during the decade.  With the loss of housing units due to storm damage, this number may reach a 15%-20% 
decline in population since 1990 to the present.  The minority population predominates with nearly 90% of the 
persons being African American in 2000.  The elderly population has declined in each census tract and therefore 
the planning district overall during the last decade.  Again this can be due to combination of factors some of 
which can include reduction of elderly households, an influx of families, or increase in younger households with 
more rental units.  Owner occupied units have declined slightly from 44.8% to 39.8% from 1990 to 2000.

Median incomes in all four census tracts are about half of the city median income and all are less than $18,500 
per year.  This could be expected if the population had a higher percentage of elderly households on fixed 
incomes but this is not sufficient to explain the low median incomes in the case of East Jackson.  The area was 
previously, and to a lesser degree now, the area where much of the low income population resided in Jackson.  
This included public housing residents and others with modest means. 

Many of the neighborhoods within the East Jackson Planning District follow principles of traditional 
neighborhoods, where houses front major streets, streets and alleys interconnect with each other frequently, and 
often times form a grid-like pattern.  A number of these houses are accessed and serviced from a rear alley.

Instances of neglect, structural deficiency, and dilapidation in the East Jackson Planning District are significant, 
frequent and widespread.  Observed characteristics include deferred maintenance, unkempt lawns, litter, broken 
windows, fire damage, and boarded up homes.

The majority of the neighborhoods within the East Jackson Planning District are missing either curbs or 
sidewalks.  In some instances the existing infrastructure is deteriorating, which could be contributing to the 
decline of the surrounding neighborhoods.  Curbs or sidewalks that are overgrown, fragmented, or missing 
completely were observed in the following locations: James Street, Idlewild Street, Cloverdale Street, Peabody 
Avenue, Vance Avenue, Belmont Street, East Baltimore Street, East Lafayette Street, North Hayes Avenue, 
Gates Street, Lee Street, and Taylor Street.
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It is worth noting that there are a number of new homes recently completed along Phillips Avenue and along 
Regency Drive.  Additionally, there are a few projects under construction in the area surrounding Lane 
College.

Windshield Survey Observations for East Jackson Planning District 

Census Tract 5
 Neglect -  133
 Structurally Deficient -  41
 Dilapidated -   15
 Vacant -   18
 Under Construction -  2
 New Construction -  2

Census Tract 9
 Neglect -  399
 Structurally Deficient -  89
 Dilapidated -   29
 Vacant -   55
 Under Construction -  1
 New Construction -  1

Census Tract 10
 Neglect -  263
 Structurally Deficient -  8
 Dilapidated -   8
 Vacant -   20
 Under Construction -  3
 New Construction -  39

Census Tract 11
 Neglect -    117
 Structurally Deficient -  13
 Dilapidated -   1
 Vacant -   13
 Under Construction -  2
 New Construction -  9

East Jackson Planning District Totals
 Neglect -   912
 Structurally Deficient -  151
 Dilapidated -   53
 Vacant -   106
 Under Construction -  8
 New Construction -  51  
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Figure 4.14 East Jackson Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.15 East Jackson Planning District - properties that are vacant, under construction, or new construction.
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South Jackson/Bemis
The South Jackson/Bemis Planning District, which will subsequently be referred to as Bemis, is located in 
the extreme southern portion of Jackson.  It is bordered by Riverside Drive on the west, the Forked Deer 
River on the north, the Jackson City Limits on the east and south.  The area is bisected by South Highland 
Avenue/Highway 45 South.  The district is comprised of only Census Tract 13.  Notable landmarks include the 
old company town of Bemis and associated housing and commercial structures, Southside High School, and 
Malesus Park and elementary school.

Despite its age, the district has continued to be a stable area for population and housing characteristics.  Total 
population has been constant, ethnicity has remained relatively unchanged, housing maintenance is basically 
good, vacancy rates have declined, and poverty rates are about half of the city average.

In addition, the conversion of a former Bemis company structure into a performing center is evidence of a vital 
civic life and civic commitment.  While this area is in stable condition now, it must not be neglected to ensure 
that economic and market forces that have affected other parts of the area south of I-40 do not begin to affect 
Bemis.

The structure of the Bemis neighborhood and the adjacent neighborhoods is consistent with traditional 
neighborhoods, where roads interconnect with one another and neighborhoods generally have multiple entrances.  
A number of these lots are accessed from rear alleys.  The neighborhoods to the east and south of Bemis follow 
the pattern of typical suburban developments with winding roads and cul-de-sacs.  A number of the suburban 
neighborhoods are lacking curbs and sidewalks; however the missing infrastructure does not appear to have a 
negative effect on the housing stock.

Scattered instances of neglect, and a few instances of structural deficiency and dilapidation were observed 
in the South Jackson/Bemis Planning District, but a number of observations were concentrated in the areas 
surrounding the intersection of Royal Street and Highland Avenue.  Observed signs of neglect include deferred 
house and lawn maintenance.
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Windshield Survey Observations for South Jackson/Bemis Planning District 

Census Tract 13
 Neglect -  147
 Structurally Deficient -  0
 Dilapidated -   7
 Vacant -   11
 Under Construction -  1
 New Construction -  0

South Jackson/Bemis Planning District Totals
 Neglect -   147
 Structurally Deficient -  0
 Dilapidated -   7
 Vacant -   11
 Under Construction -  1
 New Construction -  0  
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Figure 4.16 South Jackson/Bemis Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.17 South Jackson/Bemis Planning District - properties that are vacant, under construction, or new construction.
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Northwest Jackson
The Northwest Jackson Planning District is located in the northwest quadrant of the City of Jackson.  It is 
bordered by I-40 on the south, North Highland Avenue/Highway 45 North on the east, Old Humboldt Road on 
the north, and Old Windy City Road on the west.  It is bisected by Highway 45 Bypass North.  It contains four 
Census Tracts 16.04, 16.05, 16.06,and 16.10.  

This district is home to Union University, Jackson Country Club, Jackson Christian School, a regional hospital, 
as well as a large concentration of newer retail shopping along Vann Avenue and I-40.

Exact correlations with the early census data is not readily available therefore data from the 2000 census is the 
primary information to be analyzed for the socioeconomic profile.  The population of this district has continued 
to grow facilitated by new housing and retail development and continued suburbanization of Jackson north 
of I-40.  The district is predominantly white with 82.9% of the population and only 13.2% black population. 
Overall there is a smaller percentage of elderly persons than the city with the exception of Census Tract 16.04 
where elderly persons account for 22.8%.

As would be expected with a newer, growing area the vacancy rate is considerably lower than the city average.  
This is true in three of the census tracts but Census Tract 16.05 has a rate 50% higher than the city.  Owner 
occupancy in Census Tract 16.05 (36.6%) is also much lower than in the other tracts which would tend to 
explain the higher vacancy rate.

Median incomes in Northwest Jackson are quite high and range from 38% higher than the city median for 
Census Tract 16.06 to 170% of the city median in the case of Census Tract 16.10.  Census Tract 16.10 has the 
highest median income in the city at $89,905.  

While the majority of the Northwest Jackson Planning District did not exhibit any signs of neglect, concentrated 
areas of neglect were observed in the neighborhood surrounding Holiday Drive (just north of the Jackson Country 
Club) as well as in the neighborhood surrounding Landmark Loop.  These instances of neglect consisted mostly 
of unkempt lawns and worn paint.  There were no observed instances of structural deficiency or dilapidation.

Sidewalks were never constructed in the majority of neighborhoods in this Planning District; however this lack 
of infrastructure seems to be planned and is not having a negative effect on the areas.  Stormwater within these 
neighborhoods is controlled by swales, rather than curb and gutter.

The development pattern of the neighborhoods within the Northwest Jackson Planning District is consistent 
with those of Suburban developments.  Many of the houses have garages facing the street and are cul-de-sac 
neighborhoods with only one entrance and exit.
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Windshield Survey Observations for Northwest Jackson Planning District

Census Tract 16.04
 Neglect -  9
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Census Tract 16.05
 Neglect -  7
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Census Tract 16.06
 Neglect -  1
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Census Tract 16.10
 Neglect -    0
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Northwest Jackson Planning District Totals
 Neglect -   17
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0  
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Figure 4.18 Northwest Jackson Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.19 Northwest Jackson Planning District - properties that are vacant, under construction, or new construction.
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Northeast Jackson
The Northeast Jackson Planning District is also located north of I-40 and east of Highland Avenue North/
Highway 45 By Pass.  It contains three Census Tracts 15.01, 16.03, and 16.07.  Tracts 15.01 and 16.07 are much 
larger than just the portion inside the City of Jackson; however, the concentration of development is inside the 
City of Jackson.  The area is bordered by I-40 on the south, North Highland Avenue/Highway 45 By Pass on the 
west, Ashport Road on the east, and is bisected by Old Medina Road.

This district is comparable to the Northwest District in socioeconomic profile with a predominance of white 
population and a smaller proportion of elderly population.  The percentage of single parent households is less, 
the vacancy rate is less than half that of Jackson overall, home ownership is extremely high, and the poverty 
rates are also extremely low.

Similar to other locations within the City, the majority of neighborhoods within the Northeast Jackson Planning 
District were developed with typical suburban typologies.  Many of the houses within the Planning District are 
located on cul-de-sacs or streets which offer little connectivity to the adjacent streets.

There were only a small number of observed instances of neglect within the Northeast Jackson Planning 
District, but no instances of structurally deficiency or dilapidation.  The instances of neglect occurred in the 
neighborhoods in the western portion of the Planning District, just east of Highland Avenue.

A number of neighborhoods in Census Tracts 16.03 and 16.07 were built without sidewalks, but this seems to be 
the design intent of the neighborhoods as opposed to an oversight.  Stormwater drainage is addressed by swales 
or low profile curbs.
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Windshield Survey Observations for Northeast Jackson Planning District 

Census Tract 15.01
 Neglect -  0
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Census Tract 16.03
 Neglect -  4
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Census Tract 16.07
 Neglect -  5
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0

Northeast Jackson Planning District Totals
 Neglect -   9
 Structurally Deficient -  0
 Dilapidated -   0
 Vacant -   0
 Under Construction -  0
 New Construction -  0  
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Figure 4.20 Northeast Jackson Planning District - properties that are neglected, structurally deficient, or dilapidated.
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Figure 4.21 Northeast Jackson Planning District - properties that are vacant, under construction, or new construction.
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Organizational/Operational
In part due to the storms, the Safe Neighborhoods Task Force, and follow-up planning and implementation 
activities, Jackson has established the operational structure within the city government, Jackson Housing 
Authority, and the Jackson Downtown Development Corporation to execute the proposals being made by 
this neighborhood strategy.  The Neighborhood Services Office recently established, Code Enforcement, 
Environmental Court, and Jackson Police Department are all working in tandem with non-profit and quasi-
public organizations on revitalizations efforts.

Yet, this does not mean that everything is in place and adequately funded to implement the plans that have been 
developed.  There are needs for additional resources including staffing and programmatic funding to carry out 
the plans effectively.  A variety of the resources to be recommended are listed below in the recommendations 
section of this report.  A description of potential funding sources is also described in the following section.

One aspect that is necessary is the formation of a Community Redevelopment Agency (CRA) as outlined in 
the community Redevelopment Act of 1998 passed by the Tennessee General Assembly and amended to permit 
Jackson to utilize this legislation.  The CRA is not an agency as such but can be established as a mechanism for 
planning and particularly execution of plans already developed through the tools that are authorized.  Among 
other things, the CRA has the authority to issue bonds, buy and sell land, establish Tax Increment Financing 
Districts, and condemn property in extreme cases for redevelopment purposes.

It should be noted that the CRA may be used by other entities in Jackson.  It does not take the place of existing 
redevelopment organizations such as the Jackson Housing Authority or the Jackson Downtown Development 
Corporation.  Rather, it provides a series of tools that can be used to assist these organizations in carrying out 
their mission.

Funding Sources
Unfortunately, there are never enough resources from one source to enable the entire redevelopment that is 
necessary.  Consequently required funding must be secured from a multitude of sources including public, 
private, and not-for-profit organizations.  It also requires redirecting current resources to targeted areas and 
identifying new sources of revenue.

It is essential that program funding and revitalization efforts be targeted to strategic areas and not dispersed 
throughout the city.  A concentrated, focused effort is required to counteract often formidable market forces that 
deter renewal tactics.

It is also critical to engage the private sector and leverage its resources to make progress.  Government can not 
undertake an aggressive revitalization campaign alone for many reasons.  This means that private sector factors 
of profit and market driven solutions must be incorporated into the planning and implementation.

Having provided these caveats, a variety of funding opportunities exist to carry out the plans that have been, 
and will be, developed.

American Resource and Recovery Act (Stimulus Package)
This act that is commonly referred to as the federal stimulus package was signed into law February 17, 2009.  It 
is likely that the package will provide both a Phase One (2009) and Phase Two (2010) opportunity for funding.  
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Current activities that have been identified as eligible and helpful to the Jackson neighborhood revitalization 
strategy include infrastructure, health care, education, and housing.  The city has already begun coordinating 
with other entities to identify a listing of potentially eligible projects that can be submitted when the package is 
approved and available. 

Tax Increment Financing (TIF)
TIF has been used extensively on the west coast (California, Portland, etc.) and Midwest (Chicago, etc.) since 
the 1960’s to leverage private resources, create tax base, and stimulate revitalization efforts in declining areas.  
Tennessee has used TIF on a more limited basis in Nashville downtown and Memphis in the Uptown and 
University of Memphis area.  The Community Redevelopment Act of 1998 was originally aimed at Shelby 
County only but was amended in 2007 to allow Jackson/Madison county to utilize the act.

The benefit of the TIF approach is that it is used as a catalyst to facilitate private sector investment that would 
not typically take place otherwise, and creates value in tax base and new tax revenues.  The new revenues are 
pledged for a designated period of time for a specific use that usually offsets public sector expenditures that 
would otherwise be required.

In essence the private sector investment is used to pay for public infrastructure and other incentives that are 
required to make development take place.  No current tax revenues are diverted in any fashion and therefore no 
taxing jurisdiction loses any taxes currently being generated.

Government and Foundation Grants
Jackson was successful in obtaining grants for redevelopment after the storms damaged the community.  
Jackson is also an entitlement city for certain federal grants.  However, it will be necessary to continue to 
be aggressive in obtaining grants and other grants from the public sector (state and federal) and private/
corporate foundations.  At the federal level, the Department of Housing and Urban Development, the Economic 
Development Administration, and the Department of Transportation are prime candidates for grants.  As the 
new administration unfolds their urban agenda, it will be more clear what specific opportunities exist.  However, 
current programs that are likely to be continued or expanded include Renewal Communities or Empowerment 
Zones, New Markets Tax Credits, and inner city economic development.

It is important to develop the approach, develop the concepts and form partnerships to carryout the grants well 
before the grants are announced.  Often there is little time to form these programs and coalitions and this is 
particularly true with the stimulus package funding.  The advance thinking also enables quicker execution which 
leads to successful outcomes that enhanced additional grant opportunities.

Some foundations have begun to cut back on annual grants due to reduction in fund investments, but this may 
be a short lived phenomena and opportunities are expected to surface again during the life of the revitalization 
strategy.  Foundations such as the Annie E. Casey, Ford, and Kellogg are good candidates for grants and should 
be explored.

New Markets Tax Credits
Designation as an eligible area for New Markets Tax Credits (NMTC) is worthy of pursuing given the 
potential benefit for the projects contemplated.  While it is a fairly rigorous process to be designated and secure 
commitments for certified development corporations with allocations of credits, the ability to incorporate these 
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credits into an incentive package can make a marginal project feasible.  The eventual benefit can amount to over 
25% of a project cost in upfront funds to execute a project.

Multi-Bank Loan Pool
A multi-bank loan pool is not technically a source of funding for governmental projects but for the private 
development that would take place to support the revitalization project.  In areas that are on the borderline 
for the private investment and banking community, spreading the risk between institutions and providing a 
mechanism to minimize the risk are important strategies to leverage private sector investment and stimulate the 
flow of funding.  In the current banking climate this approach may be challenging but should none-the-less be 
vetted further.  

The general approach is to have a combination of banks that commit to fund housing loans with somewhat 
relaxed lending criteria on a rotation basis.  One added feature that would further limit risk to lenders would be 
to insure some percentage of any loan loss.  A lump sum of funds would have to be allocated on the front end 
to handle potential losses. 

City Loans and Bonding
An approach sometimes used for financing revitalization is for the local government to loan funds to the 
redevelopment agency through direct general fund appropriations or bonding.  If a loan were made, it would 
be based upon the forecast of new revenues to be collected from new property taxes generated by the new 
development.  A conservative forecast would be necessary to ensure that loan payments were covered by 
revenues.  

Similarly, the issuance of municipal bonds would also be based upon projected tax revenues.  A debt coverage 
ratio of 1.25 to 1.5 (e.g. projected revenues to debt service payments) may be appropriate to ensure a conservative 
approach.  Since the city typically issues tax exempt bonds backed by the full faith and credit of the city, the 
proceeds are limited to certain activities that must be vetted with bond counsel.  This could certainly include 
all public infrastructure but would be limited when the direct beneficiary would be a private entity.  The loan or 
bond proceeds would be allocated to the redevelopment entity on an as needed basis.

Tax Exempt Donations
A Community Redevelopment Agency or another tax exempt entity can be established to facilitate tax deductible 
contributions to an account for revitalization efforts.  Foundations and individuals would be able to make 
donations to carry out the redevelopment.  While this is a viable approach to accommodate a limited number of 
situations that may arise, it certainly will not generate the level of investment necessary by itself to execute the 
aggressive plans being developed.

Dedicated Portion of Sales Tax
Some communities have levied a small additional sales tax and dedicated the funding to carryout a major 
objective of the community.  These objectives typically include school construction, economic development or 
a major facility such as a convention center or sports complex.  Since the annual funding may be fairly limited 
and take too long to produce adequate income to make a short term impact, revenue bonds cold be issued to 
generate the funds up front.  This would be an approach to generate funding for revitalization that would pay 
benefits from the new property taxes generated.
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Auto Registration Fee 
A small increase in annual automobile registration fees is another alternative to producing a dedicated funding 
stream for revitalization.  Like the sales tax approach, it would probably be necessary to leverage the smaller 
annual income by selling revenue bonds on the income stream.
 





Chapter Five: Conclusions and Recommendations

5





71Chapter 5

Jackson Revitalization Strategy/
Community Redevelopment Act Workable Program

Statement of Conformance
The Jackson Revitalization Strategy/Community Redevelopment Act Workable Program conforms to the 
comprehensive plans for the City of Jackson.  The various plans that have been developed and incorporated 
into this plan include the Metropolitan Planning Organization Year 2035 Long Range Transportation Plan for 
Jackson/Madison County, the Urban land Institute Advisory Services Panel Report (August 2003), the Safe 
Neighborhoods Task Force Report (December 2007), and other planning policies and documents as specified by 
the Jackson Planning Department.

Finding of Blight
The first conclusion related to the Jackson Revitalization Strategy/Redevelopment Act Workable Program is that 
there are current conditions sufficient to document the finding of “Slum and Blighted Conditions” as required by 
the Community Redevelopment Act of 1998.  

Slum Area
In certain identified planning districts there are predominant conditions of deterioration, aging structures, and 
functionally obsolete structures as evidenced by the windshield survey and data obtained from other sources 
such as interviews of officials intimately familiar with Jackson.

Blighted Area
The conditions defined for a blighted area according to the Community Redevelopment Act are also present in 
certain Jackson planning districts.  Conditions on private property that include vacant structures and unsanitary 
lot conditions contribute to the blighted area finding.  There are areas with aging infrastructure in the public 
rights of way as well.  The unsafe and unsanitary conditions noted above are further reinforced by the increased 
crime and criminal activity in the areas designated.

Shortage of Affordable Housing/Housing for Elderly
As a result of both general market conditions as well as the affects of the storms that damaged housing in 
Jackson, there is a shortage of affordable housing and housing for the elderly.

Overall Neighborhood Strategy
The Jackson Revitalization Strategy is aimed at not just addressing current conditions of deterioration but also 
to preventing deterioration from occurring in currently stable neighborhoods and areas that are basically sound 
but are vulnerable to negative influences.  Consequently, every planning district is a part of this overall strategy 
and tactics or actions are specified that are tailored to the actual conditions found in each district.

Planning District/Neighborhood Classification
There are numerous systems for classifying neighborhoods that may be useful for organizing strategies.  A 
relatively simple system classifies areas into three groupings: Stable, Transitional, and Deteriorated.

Stable Areas
The Stable areas are those with sound market fundamentals, new development occurring without stimulus 
from the public sector, housing and infrastructure are in good condition, and support facilities and amenities 
are high quality.  This includes commercial shopping, public and private schools, and parks and recreation 
opportunities.
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Property values are increasing, homeownership is high, and disposable income is higher than the city overall.

Transitional Areas
Transitional areas are ones that typically are aging and at the point of needing reinvestment.  Structures show 
evidence of deferred maintenance, they are often converted from the original use, and zoning changes to 
potentially conflicting uses are applied for with increasing regularity.  Market conditions are weakening and 
wholesale reinvestment will not take place without public sector involvement.  Transition from homeownership 
to rental units is increasing.  Vacant units are more prevalent.

Transitional areas fall into two subcategories reflecting the direction in which the neighborhood is transitioning, 
improving or getting worse.  As a practical matter it is not necessary to further define these transitional areas into 
improving or declining because the direction is not always that clear cut and the strategies that are appropriate 
are generally the same for both. 

Deteriorated Areas
Deteriorated areas are recognized as the most affected in the city and this level of decline generally reflects 
neglect and disinvestment over a period of decades.  There are more vacant structures and abandoned properties 
are increasing.  Vacant lots sprinkle the areas witnessing past demolitions of dilapidated structures.  Unsafe and 
unsanitary site conditions are also prevalent with overgrown lots, junk stored on the property, and inoperable 
vehicles present.  Zoning and code violations are abundant.

The private investor and development community has shied away from these areas as high risk for new 
investment due to the lack of stable market conditions.  Homeownership declines and absentee ownership 
increases.  Commercial shopping is inadequate for routine necessities such as groceries and drug stores, and 
non-existent for clothing and more specialty items.  Public infrastructure is aging and deteriorated in some cases 
and private institutions are often challenged for viability.

Planning Districts Categorized
The city was divided into the seven planning districts described earlier.  The demarcation of districts is always 
a challenge since areas are not strictly homogeneous and contain a blending of good and bad conditions.  
Furthermore, there are districts that are currently stable but could be susceptible to moving into the transitional 
category in the next ten years because of age or demographic changes such as declining income, loss of 
population, or changing ownership patterns.

Of the seven districts four were classified as stable, two were classified as transitional and one was classified as 
deteriorated.  The classification by district is shown below:

Stable               Transitional       Deteriorated
Northwest Jackson             Lambuth       East Jackson
Northeast Jackson             Old Hickory   
South Jackson/Bemis
Campbell Street
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Neighborhood Strategies
As noted earlier strategies are tailored to the classification of neighborhoods and are focused on addressing 
needs in each area.  The assortment of tactics or revitalization strategies are designed as a laundry list and should 
be selected after assessing the actual conditions in any particular area.

Generally, there are three overall strategies for neighborhoods and are associated with the neighborhood 
classification.  These include: Conservation in stable areas; Revitalization in transitional areas; and Redevelopment 
in deteriorated areas.

Conservation
Conservation in stable areas acknowledges that the investment climate is good and this attitude must just be 
maintained.  Tactics that are appropriate include a high level of basic services such as maintaining public 
infrastructure, public safety, and highly visible new investments that provide confidence to investors and owners 
that the city is committed to supportive the strong private sector market.

Revitalization
Revitalization in transitional areas recognizes that the fundamentals in these areas are weakening and the private 
sector must be convinced that the public sector is a willing partner and prepared to stimulate the market.  New 
developments in these areas usually occur mostly on scattered parcels because large tracts of vacant land are not 
available or under a single ownership.  Often the acquisition of property is a significant challenge for the private 
sector because a single hold out can derail a promising development plan.

Strategies that prevent additional deterioration are critical.  This includes code enforcement and low tolerance 
for neglected structures and site conditions.  In addition, routine police patrolling, repairing public road 
infrastructure including streets, curb and gutter and streetlights, and limiting rezoning classifications to more 
intense uses unless they are neighborhood supportive uses.

In transitional areas, collective disposable income is often beginning to decline.  Bringing in new housing 
and additional households can build the base for supporting new retail development.  Stimulating the housing 
market is therefore fundamental for these areas.  This requires working with the private sector in partnership to 
accumulate sufficient funds for new housing investment and programs to motivate the private sector developers 
and builders.  The retail sector is also essential but typically follows evidence of a strengthening housing 
market.

Redevelopment
Redevelopment is appropriate in the most distressed of neighborhoods because it contains some of the most 
drastic strategies.  These deteriorated areas have structural problems in the private market and have generally 
lost the confidence of investors both individual and institutional.  With the significant blighted conditions, there 
is usually land available but not typically under an ownership structure that readily enables new development.  
Stimulating new development is a complex process involving land acquisition, assembly, property value write-
down, and solicitation of private developers with favorable incentives.

Because there is a necessity to remove deteriorated structures, there is also a propensity to consider wholesale 
demolition of structures and relocation of the families that are there.  This is very disruptive of the social 
structures that may not be readily apparent but are in many cases long established and strong.  Occupied housing 
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should only be acquired as a very last resort and only in extreme cases that are essential for a critical project.  
In these extreme cases, every effort should be made to retain the family in the same area possibly in one of the 
new structures to be constructed.

There is also a tendency to identify the market as only affordable housing.  This is not a sustainable practice 
and it is vital to have a mixed income neighborhood with a variety of incomes and household types.  Middle 
income housing development may have to have extra incentives to enhance the financial viability.  This includes 
attracting both the developer and the prospective home owner. 

Revitalization Tactics
Revitalization tactics are centered on providing leadership to address a particular imperative in the district.  
Experience has shown that there are a few categories that every deteriorating area requires, so care should be 
taken to ensure the tactics are appropriate for the area.

The following are a few examples of tactics that should be employed in Jackson in subsequent redevelopment 
districts.  There are often variations in execution of these tactics that are tailored to the classification of 
neighborhoods.

Housing Development
New housing construction is one of the indicators of health in an area and must be stimulated in any redevelopment 
district.  This includes scattered site housing since there are vacant lots scattered throughout the older areas 
being discussed.  But acquisition of acreage with construction of a groups of residences clustered together can 
make a more dramatic impact.

Often there is demand for new housing in an area but because of market conditions the housing has never been 
constructed.  Affordable housing typically requires some form of subsidy to make it feasible and is particularly 
sensitive to market fluctuations.  One of the most challenging aspects of affordable housing is to identify a pool 
of applicants that can qualify for homeownership.  Consequently a housing and financial counseling program 
is essential. 

A “Middle Income Housing Program” should be contemplated to stimulate this market in the older areas as 
well.  Too often the revitalization projects focus only on affordable housing and this creates a concentration of 
households with relatively lower disposable income and retards the market for retail development.  Additionally, 
a mix of housing options is preferable so that when a family progresses in income they do not have to leave the 
neighborhood.  This program should feature an infrastructure component with incentives for the developer and 
a down payment assistance component to enhance the sales by the builder.  The Jackson Housing Authority 
has already begun some of this type of development in East Jackson and areas affected by the storms.  This is a 
good start and can be supplemented.  Demand has been somewhat weak but as the overall redevelopment plans 
progress it should improve.

The inventory of existing housing is important to have in good condition as well and demonstrates the 
commitment of current property owners.  Low interest loans for rehabilitation can be a catalyst to encourage 
home improvements.  The multi-bank loan pool can be a source of funds for these improvements particularly 
when combined with a public sector risk management fund to insure the top 10%-20% of the loan amount.  In 
some cases housing rehabilitation health and safety grants should be considered for very low income households 
and elderly households.
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Code Enforcement
Code enforcement is an essential component of arresting deterioration in an area.  The city is well underway 
with an effective code enforcement program and has resolved over 90% of the cited violations prior to going to 
court.  This is an excellent record and due to the Safe Neighborhoods Task Force and the administration’s stated 
intention to aggressively enforce codes in areas that are being neglected by property owners.

The Environmental Court that was formed as a result of the Safe Neighborhoods Task Force is functioning well 
and is an essential component of the overall revitalization strategy.

Strict code enforcement is important to motivate absentee and irresponsible property owners, however, it has 
been well documented that there are many owners that do not have the resources to make necessary repairs 
to bring properties up to code.  This dilemma must be met by a series of solutions that are targeted to the 
individual type of property owner and tailored to encourage private sector leveraging of the limited public sector 
resources.

There are essentially three approaches to code enforcement and they should be applied in the types of 
neighborhoods: 1) in stable neighborhoods inspect on a complaint or observation basis; 2) in transitional 
neighborhoods, inspect on a systematic basis meaning that on a periodic basis such as annually areas are driven 
street by street and potential violations; and 3) in severely deteriorated areas or areas being targeted for intensive 
revitalization efforts concentrated code enforcement should occur and each block should be inspected in a short 
period of time and violations issued and resolved.

The neighborhood sweeps conducted jointly by the Neighborhood Services, Code Enforcement and Police 
Department are effective in eradicating code violations and fit the approach recommended for the transitional 
and deteriorated areas.

The expeditious removal of vacant abandoned housing is important to any neighborhood.  The process for 
demolition and even condemnation should be reviewed to make sure it is as streamlined as possible.  This 
sometimes means the government having a fund to demolish as absentee landlords/owners may be unwilling to 
repair or demolish but are willing to allow the property to be acquired for the cost of demolition.

Neighborhood Rezoning
In most urban areas, the zoning patterns established twenty or more years ago are not conducive to stabilizing the 
neighborhoods.  In fact they are destabilizing as incompatible uses are allowed.  Furthermore, zoning approaches 
have changed as development trends have changed over the last few decades.

The Jackson Planning Department has undertaken rezoning in areas of Jackson as the zoning has become 
outmoded or inconsistent with the development pattern that has occurred.  This is fundamental to the future 
development pattern in the inner city and each neighborhood should be reviewed systematically, for zoning 
appropriateness and a comprehensive rezoning undertaken.  This is one of the first steps that should be 
accomplished in any redevelopment district that is established prior to significant investment by the public 
or private sectors.  Unfortunately these investments can stimulate both desired as well as undesirable types of 
development.
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Infill Development
An infill policy should be developed that prescribes the design and density guidelines for new development in 
existing older areas of the community.  As the revitalization strategy becomes successful, there can be a demand 
for housing that is proposed to be met by housing styles that are incompatible with the design of the current 
housing stock.  Some communities for example, have experienced an influx of prefabricated housing with low 
pitched roofs and modular styles that are detractors from the older vintage housing that is prevalent in the area.  
Design guidelines should be developed that prevent this incompatible style.

Additionally, there is a tendency to increase density and reduce per housing unit costs for new construction and 
this can be acceptable as long as the quality of development is retained.  The lot size, house orientation, and 
other physical features should be addressed in the policy.

Historic Designations
There are numerous areas of Jackson that have architectural significance and reflect the history of the area.  
These areas should be maintained and preserved to the extent feasible.  This can sometimes be accomplished 
by establishing historic districts with design guidelines for rehabilitation and new housing so that the structures 
continue to be compatible.  Additionally, other cities have found that an effort to document the historic 
characteristics of a neighborhood can be a catalyst to leadership development and community pride.  These 
self-help efforts by neighborhoods should be supported and encouraged by the city.

Commercial Development
Typically retail development is the most difficult to prompt by governmental programs.  If the market for retail 
is not adequate, incentives are not usually sufficient to stimulate new development.  If the market is adequate, 
then incentives are not usually needed.  However, this premise is more accurate for suburban locations because 
fewer developers understand the inner city areas and national retailers have been reluctant to locate counter to 
high growth markets.

Consequently, retail typically lags behind the housing market by several years unless there is already demonstrated 
disposable income and an untapped market.  Reduced land values, low interest loans, new market tax credits, 
and other incentives are effective at the threshold where residential and income demand has reached the critical 
mass.

Public Works
Infrastructure is an essential aspect of a neighborhoods appearance to owners, investors, and the general public.  
Streets, curbs, gutters, street lights, debris and trash collection, storm drainage, median and park maintenance 
all contribute to the impression of the area.  In stable areas, where infrastructure is typically newer, routine 
inspection is adequate accompanied with response to complaints.  In transitional areas or those targeted for 
revitalization, regular maintenance should be performed along with upgrades and new construction on an infill 
case by case basis.  In deteriorated areas, in combination with redevelopment efforts, infrastructure may have 
to be entirely replaced with new construction.  Of course actual conditions in individual districts will determine 
the preferred approach. 

Public Safety
As identified in the Safe Neighborhoods Task Force and other national publications, public safety is a critical 
element for maintaining quality neighborhoods and attracting new households to a given area.  Prospective 
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property owners considering a move to an area most often cite public safety, schools, retail shopping, and the 
investment climate as key factors in the relocation decision.

The Jackson Police Department has had various programs for a long time that are aimed at building police-
community relationships.  The neighborhood watch program is a component of these efforts.  However, 
neighborhoods tend to engage when a crisis occurs and become apathetic when a crisis situation does not exist.  
The Neighborhood Service Office is attempting to reinvigorate the program with all existing neighborhood 
watch partners and this will be a continuing effort to show value to neighborhoods of continuous engagement.  
These neighborhood organizations should be used for zoning and other planning, education, and public policy 
issues to keep their attention and demonstrate the impact the citizens can have.

The police department is best qualified to determine policing strategies for the different neighborhoods types.  
However, neighborhood watch is an appropriate strategy for all neighborhoods including stable ones.  Increased 
patrolling may be considered for transitional areas to show a presence and observe conditions and activities that 
are signals of decline.  Community policing, locating satellite mini-precincts and other more intensive strategies 
may be appropriate for higher crime areas and/or deteriorated areas. 

The Jackson Police Department implemented a Community Oriented Policing Program in 1999 and it was 
quite successful.  As resources were dispersed and became limited, it appears that the program may have been 
diminished.  As funding become available, this program should be considered for expansion targeting the 
redevelopment areas identified in subsequent stages of the revitalization effort. 

Community Organizations
One of the most effective strategies for revitalization is to enlist leadership from the neighborhoods.  There are 
not enough neighborhood associations in Jackson that are proactively working in their areas.  The Neighborhood 
Services Office is working on this but with limited staff and a heavy work program, it can take some time to 
promote neighborhood associations in all areas.  Additional staff resources should be devoted to this task.  The 
Neighborhood Watch Program can be an impetus to solicit neighborhoods into more organized citizenry.

The non-profit or institutional sector is having an increasing role in developing inner city areas of the country.  
This can be attributed to hybrid structures between public and for profit sectors.  The non-profits represent a 
blend between the goals of the public sector and efficiency of the private sector.

Community Development Corporations (CDC’s) are recognized as having a broad range of purposes from 
business associations focusing on problem resolution to marketing/branding of an area to full fledged development 
of housing or commercial space. In Jackson, CDC’s should be established in relation with the major anchors 
of Jackson-Madison County General Hospital, Lane College, and Lambuth University as sponsors who can 
provide staff, loaned executives, or other resources.

Business or merchant associations are also a potential means to organize the private sector.  Not only are there 
resources that may be tapped but businesses are essential parts of the neighborhood and their views are valuable 
to the solutions for revitalization.

Workforce Development/Job Training
In distressed areas one of the fundamental problems is income.  This affects housing ownership and maintenance, 
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retail development, and many other aspects of neighborhood life.  While this plan is not designed as an economic 
development strategy, it is worth noting that economic development is important to the overall success of the 
inner city areas.  One aspect of this is the preparation and placement of qualified workers tied to target sectors 
for job growth.  The Jackson Chamber of Commerce is currently undertaking a workforce and job training 
analysis leading to a workforce development strategy coordinated with the local Workforce Investment Board.  
This is extremely important and will supplement the revitalization efforts. 

This strategy can begin in high school with optional schools for target sectors, school to career strategies, 
year round youth programs, dual enrollment for high school students at technical and two year colleges, and 
placement services for new and existing businesses with demand for workers.  A variety of strategies can be 
employed and must be tailored to each jurisdiction’s economy and workforce readiness, but these are just a few 
approaches that have been discussed in other communities.  The Jackson Chamber of Commerce already has 
this vision and is beginning implementation but it is important to underscore the connectivity between their 
efforts and the renewal strategy.

Youth Programming
To complement the workforce development strategy and to divert potential public safety issues, it is important to 
offer a range of youth programming for after school and summer times.  Federal funding through the Workforce 
Development Act typically provides opportunities for federal funding for these activities.  The federal stimulus 
package also contains provision that may increase funding to Jackson for these programs.

Rather than recreating new programs, current activities should be supplemented that have been offered at the 
Boys and Girls Clubs, T. R. White Community Center, and through the Weed and Seed Program.  As funds 
are available these programs should be expanded and coordinated with the Jackson Chamber of Commerce 
Workforce Development Strategy.

Formation of the Community Redevelopment Agency
The Tennessee General Assembly passed the Community Redevelopment Act of 1998 based upon long standing 
legislation in the State of Florida.  Initially the act only applied to Shelby County, but in 2007, it was amended 
to allow Madison County to establish a CRA and use the tools authorized.  To date only Memphis and Shelby 
County, Tennessee have established the entity and used the tools.  

Memphis CRA
Memphis has formed two redevelopment districts.  The Uptown Redevelopment District has been highly 
touted as a successful model for revitalization of a significantly deteriorated area just north of downtown that 
languished for decades.  It has been the beneficiary of hundreds of millions of new investment, included new 
housing of various types for mixed incomes, public housing redevelopment, thousands of street trees and new 
streetscapes, and retail development.

The second district is called Highland Row and is adjoining the University of Memphis.  The proposed 
development includes housing, a parking structure, and retail development amounting to about $50 million 
in investment.  It was only recently been approved and has been delayed due to the economic downturn and 
particularly the housing and financial markets.
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Jackson Finding of Blight/Slum Conditions and Necessity for CRA
In the course of analysis conducted as a part of this neighborhood revitalization strategy, extensive documentation 
was produced documenting the conditions of slum and blight.  The areas destroyed by the storms in 2003 and 
2008 are clear examples of areas needing revitalization.  Additionally, areas that were experiencing decline 
for the past several decades are evident in the older areas of the city around downtown, in East Jackson, and 
adjoining Lambuth University and Lane College.  The presence of conditions adversely affecting the areas 
include: deteriorating housing conditions, commercial property maintenance, increasing crime, deteriorating 
public infrastructure, lack of affordable housing and housing for seniors, inadequate shopping, limited recreations 
facilities, declining property values, increasing code violations, and disinvestment by property owners and 
investors.

The conditions outlined above create the necessity of forming the Jackson Community Redevelopment Agency 
together with the tools available for stimulating revitalization in the deteriorated areas.

Powers of the CRA
The CRA as used in Florida and Memphis are complimentary to other entities established to carryout revitalization 
and redevelopment activities.  For example, the Memphis Center City Commission and the Memphis Housing 
Authority have been two entities that have applied for redevelopment districts in Memphis.  The Office of 
Planning and Development provide staff to the CRA that is compensated from revenues generated through its 
activities.

The CRA has broad authority to carry out the purposes of the agency.  These include: executing contracts, 
acquiring real property, disposing of real property, establishing a redevelopment trust fund, establishing a Tax 
Increment Financing District, issue revenue bonds with approval of governing body, and other powers necessary 
to carry out the purpose of the act and redevelopment plans approved by the governing body.

It should also be noted that in the establishment of the CRA and the approval of any districts, there is extensive 
public notice and input required for local citizens, taxing jurisdictions, and public agencies.

Criteria for Selecting Areas for Redevelopment
There are three underlying criteria that must be evaluated and found sufficiently present to establish a 
redevelopment area, produce a redevelopment plan, and form a redevelopment district.  These criteria are: Slum 
Area, Blighted Area, and Shortage of Affordable Housing/Housing for Elderly.

Slum Area
As defined by the act, “Slum Area” means an area in which there is a predominance of buildings or improvements, 
whether residential or nonresidential, which by reason of dilapidation, deterioration, age, or obsolescence; 
inadequate provision for ventilation, light, air, sanitation, or open spaces; high density of population and 
overcrowding; the existence of conditions that endanger the life or property by fire or other causes; or any 
combination of such factors is conducive to ill health, transmission of disease, infant mortality, juvenile 
delinquency, or crime and is detrimental to the public health, safety, morals, or welfare.
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Blighted Area
The Tennessee legislation states that “Blighted Area” means either:

A) An area in which there are a substantial number of slum, deteriorated, or deteriorating structures and 
conditions which endanger life or property by fire or other causes or one or more of the following factors that 
substantially impairs or arrests the sound growth of a county or municipality and is a menace to the public 
health, safety, morals or welfare in its present condition and use: Predominance of defective or inadequate 
street layout; Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; Unsanitary or unsafe 
conditions; Deterioration of site or other improvements; Tax or special assessment delinquency exceeding fair 
market value of the land; and Diversity of ownership or defective or unusual conditions of title which prevent 
the fee alienability of land within the deteriorated or hazardous area; or  

B) An area in which there exists faulty or inadequate street layout; inadequate parking facilities; or roadways, 
bridges, or public transportation facilities incapable of handling the volume of traffic flow into or through the 
area, either at present or following proposed construction.

Shortage of Affordable Housing/Housing for Elderly
The last criteria identified in the act relates to an inadequate supply or shortage of affordable housing for 
residents of low and moderate incomes, and elderly populations, or a combination of the two factors.

Other Factors Affecting Success
The selection of a redevelopment area is certainly based upon need as delineated by the criteria specified above 
but there are also factors that should be taken into consideration that affect the viability of the districts and the 
ability to realistically accomplish the objectives of revitalization.  These factors relate to the current market 
conditions, availability of resources and ability to leverage other investments.  Some of these factors include:

Identification of an anchor project;•	
The willingness of the private sector to participate in the projects including developers, builders, and •	
financial institutions; 
Area identified as target area in other strategic planning of city; •	
Support of area residents, civic and religious institutions; •	
Favorable impact in revitalization area, but also spreads to adjoining areas; •	
Ability to leverage public sector investment; •	
Affecting disadvantaged populations;•	
Preserves areas of historic or architectural significance. •	

Target Areas Identified
There are several areas identified during the course of this work that meet the criteria mandated by the Community 
Redevelopment Act but also the other factors necessary for a successful revitalization project.  These areas are a 
combination of areas classified as transitional and deteriorated.  In general, the rationale for selecting these areas 
are based upon the presence of blighted and/or slum conditions, the need for revitalization, and the presence of 
key anchors and assets that can be built upon in the relatively short terms to be a catalyst for revitalization.

The area considered to best reflect the mandatory criteria of the act and the success factors noted earlier, is an 
area incorporating four major anchors including Jackson-Madison County General Hospital on the northwest, 
Lambuth University area on the west and south, downtown Jackson, and Lane College area south to include 
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East Jackson.  This area is recommended for the subsequent step of a detailed Redevelopment Plan and district 
as provided for the in the Community Redevelopment Act of 1998.

Next Steps
Depending upon the desires of the city administration and Jackson City Council, the following steps would be 
undertaken to execute the initial recommendations of this plan:

Finding that conditions exist of deterioration, blight and slum or shortage of affordable housing for low •	
and moderate or elderly households and approval of the Jackson Revitalization Strategy/Community 
Redevelopment Act Workable Program
Finding that there is a need for the formation of the Jackson Community Redevelopment Agency •	
(CRA)
Establishment of the CRA and By-Laws•	

Subsequent to these actions, the detailed redevelopment plan can be undertaken for the first redevelopment 
district and will require approximately four months to complete.  Upon review and approval of the plan after 
ample public input and a public hearing, the tools of the CRA will be available to exercise in the redevelopment 
district.
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APPENDIX A - 
INSERT LETTER OF 
CONFORMANCE
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Appendix B – Windshield Survey Data
Selection Criteria
The windshield survey of the Jackson Tennessee Planning Districts was 
conducted over multiple visits between October and December of 2008.  
The following criteria were used in evaluating the properties:

Dilapidated – Properties exhibited significant structural deficiencies 
that accounted for 50% or more of the structure.

Structurally deficient – Properties exhibited sagging roofs, missing 
balconies, exposed sheathing, or other items that would be marked 
deficient by a building code official.

Visible neglect – Properties exhibited visible neglect, including unkempt 
lawns, worn paint, piles of garbage, broken windows, indoor furniture 
on the porch or lawns, and inoperable or abandoned vehicles in the 
yard.

Dilapidated

Structural Deficient

Neglect
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Vacant – Properties which were visibly vacant.  These properties were 
usually boarded up with plywood (including the door) to prohibit 
entering or exiting or had no window coverings.  Vacant structures 
included structures that were well maintained as well as those that were 
dilapidated and neglected.

Under Construction – Properties exhibited either construction from the 
ground up or renovation on existing structures.  Often times there were 
workers present or building tools and materials visible from the road.

New Construction – Structures which were constructed within the last 
year.

Vacant

Under Construction

New Construction
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