
         14.F. Jefferson Community Plan 

 

 

 

Adopted  February 19, 2013     14.F .1 

A. Background 

The Jefferson Planning Community is named after 

the original Jefferson Elementary School which was 

closed in the 1980ôs. The 1985 community plan 

boundary was originally located between 27
th
 Street 

and 36
th
 Street & Washington Boulevard and Wall 

Avenue. The new plan proposes to expand the 

boundary west to Pacific Avenue which would also 

include the Newgate Mall, as shown in the location 

map.  

 

The 1985 adopted plan called for certain ñImmediate 

changes to the zoning map.ò The bulk of those 

changes were to downzone from R-5 multi-family 

between 3250 to 35
th
 Street to R-2A ,which was 

accomplished. In 2001 the R-2A was down zoned to 

R-1-5 to reflect the existing land uses though out the 

entire City. Other changes that have occurred based 

on the plan were: 

1. The R-5 zone between 27
th
 and 31

st
 Street 

was rezoned to R-4. 

2. The west side of Patterson from 32
nd

 to 33
rd
 

Streets was rezoned to R-2A and in 2001 

rezoned to R-1-5. 

3. The southwest corner of 32
nd

 Street and 

Lincoln Avenue were rezoned to R-2A and 

in 2001 rezoned to R-1-5. 

4. The south of Healy to 32
nd

 Street between 

Grant Avenue and the rear of the lots which 

front on Washington Boulevard were 

rezoned R-2A and in 2001 rezoned to R-1-5. 

5. The M-2 zone between 31
st
 and 32

nd
 Street 

between Wall Avenue and Lincoln Avenue 

was rezoned to M-1. 

  

The 1985 plan also has as ñPlanning Guidelines for 

the Futureò the following items have been 

completed: 

1. John Affleck Park was replaced on an acre-

for-acre basis with the new Jefferson Park in 

1999 which was located in the south 

Jefferson area. It should be noted that the 

neighborhood was included in the design 

and development of the new Jefferson Park 

which the community has identified as a 

positive move. 

2. Funding for the new Jefferson Park was 

provided before the old John Affleck Park 

was relinquished. 

 

 

3. Zoning option for regional commercial C-3 

was created on the southeast corner of Wall 

Avenue and Patterson Street. 

 

Other changes that have taken place in the 

community not addressed in the plan was the 

construction of the Odyssey School in 2007 which 

brought back an elementary school into the 

neighborhood and rezoning C-P-1 property to NC-1. 

 

 

 

 
Location Map 
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1. Population Characteristics 

The 2010 Jefferson Community is located in two 

Census Tracts (2012, and 2018). The 2010 

population in this community is 3,144 which this 

community accounts for 3.7% of the entire City 

population. The population changes between 

1985 to the present are shown in the graph. 

 

 
 

 

The total City population in 2010 was 82,825. 

The male and female population of the entire 

City population differs from most communities 

with 53.9% of the population being male and 

46.1% of the population being female. With 

respect to race 53% is White, 32% Hispanic, 6% 

Black and 9% other. This is an increase of 5% 

White and a decrease in Blacks since 2000. The 

housing units in this community are 88.3 % 

occupied which has not changed much from 

2000 (89%). The average household size in 2010 

is 2.99 individuals which is a decrease from 

2000 which was 3.08 individuals but is an 

increase from the 1990 Census which only had 

the average household size being 2.67 

individuals. The average family size is a bit 

larger than the average household size which is 

3.70 individuals in 2010 which is an increase 

from 2000 which was 3.49. The biggest change 

in demographics surfaced when looking at 

whether homes were owner or renter occupied. 

In 2000 52% of the housing stock was owner 

occupied and 48% of the housing stock was 

renter occupied. However, in 2010 the number 

changed drastically with 42.6% of the housing 

stock being owner occupied and 57.4% of the 

housing stock being renter occupied. 

 

2. Land Use / Zoning 

The Jefferson Community has a mixture of uses. 

The largest single land use not including the 

roads is commercial (44.14% of the total land 

area is used for commercial). The next is 

24.35% being residential with 21.05% of that 

amount used as single-family homes. Two 

commercial corridors run through this 

community which are Washington Boulevard to 

the east and Wall Avenue to the west.  

 

Like the land use, the zoning is a mixture of 

districts. The largest is commercial zoning in the 

community which comprises 48.16% of the area 

(44.86% C-3 & 3.30% C-2). The Newgate Mall  

is located in the C-3 Zone. Manufacturing 

comprises 23.76% (22.73% M-2 & 1.03% M-1). 

Residential zoning comprises 24.23% with 

13.47% being used for single family residential  

R-1-5. The R-1-5 zoning is located in the south 

portion of the community.  

 

 

 

 

3. Development History 
 

Most of the community was primarily developed 

through subdivisions occurring in the late 1800ôs 

or early 1910ôs. The single family dwellings lots 

were created to allow the working class to leave 

the core of the city in order to pursue 

homeownership but be in close proximity to the 

core of the city. Several small commercial 

Jefferson Community Land Use Information 

Land Use Square Feet Acres 
Community 
Percentage 

Single-Family               4,723,021.56  108.43 21.05% 

Duplex                   286,175.88  6.57 1.28% 

Multiple-Family 3-4 Units                   147,806.37  3.39 0.66% 

Multiple-Family 5+ Units                   304,100.45  6.98 1.36% 

Government/Institution               1,426,184.39  32.74 6.35% 

Commercial - Sales               8,406,821.48  192.99 37.46% 

Commercial - Service               1,498,227.78  34.39 6.68% 

Transportation/Utility               1,654,096.40  37.97 7.37% 

Manufacturing               1,501,976.64  34.48 6.69% 

Park                   525,099.93  12.05 2.34% 

Vacant               1,968,600.35  45.19 8.77% 

Total             22,442,111.23  515.20 100.00% 



         14.F. Jefferson Community Plan 

 

 

 

Adopted  February 19, 2013     14.F .3 

buildings that served as neighborhood stores still 

stand that reflect this development pattern. The 

freeway construction in the early 70ôs which 

included the construction of 30
th
 and 31

st
 Street 

introduced commercial zoning along portions of 

these streets. These east-west roads divide the 

community into north and south halves. 

 

Regional parks were also created in this area 

which included the John Affleck Park and ball 

fields along with the Marshall White Park. It 

was determined in the original Jefferson Plan 

that due to lack of use, traffic impact associated 

with Wall Avenue and retail potential that 

relocating the Affleck Park should be 

considered. This was done in two phases. The 

Affleck ball field was relocated to the Surge 

Simmons ball fields in the 80ôs and the Affleck 

Park was replaced with the Jefferson Park in the 

90ôs. 

4. Rental Occupancy 

A concern of older neighborhoods is a change in 

single-family homes from owner occupancy to 

rental occupancy. This is typical in many older 

communities. In the Jefferson Community, this 

trend has occurred in the R-1-5 Zone and the 

southern portion of the R-4 Zone. The reasons 

for this transition include, among other things; 

age of occupant/owner, change in family needs, 

and cost of buying and upgrading an older home 

compared to a new home, etc.   

 

As the owners of these homes reach their senior 

years, they will likely move to some sort of 

retirement housing or similar situation, thus 

relinquishing their ties to owning a home. Some 

in the community, however, have retained the 

homes of the parents for their residence. This is 

an important neighborhood-stabilizing factor but 

is becoming less and less of the norm.  Some 

homes will be sold for owner-occupancy, some 

will be sold to investors for rental-occupancy, 

and for other homes the relatives will keep the  

home but as a rental unit to assist with needed 

retirement or investment income. 

 

Most of the older homes in the area are small by  

today's new construction standards. Most of the 

lots are deep but narrow (typically 50ô wide 

x150ô depth) which allows for expansion in the 

rear yard which could accommodate for a larger 

family. 

 

These changes contribute positively or 

negatively to the identity of the community.  It is 

a generally accepted belief that homeowners 

have a higher vested interest in the maintenance 

and appearance of their properties than renters 

do.  This difference in attitude may be reflected 

in the property values of the area.  While high 

rental occupancies are expected near multi-

family development such as that found at the 

northern area of the R-4 Zone, they are not 

expected to be moderate in the predominantly 

single family areas of the community. 

 

As previously indicated the 2000 Census figures 

for the area that make up the community shows 

that rental occupancies have switched between 

1990 and 2010.  The change from homeowners 

to renters should be monitored in the future to 

protect the property values of the community. 

Incentives to maintain an owner-occupied 

housing stock should be developed.  

 

5. Residential Housing Styles 
The single-family housing stock in the Jefferson 

Community is older comprised largely of 

bungalow style housing. In the 1980ôs and 

1990ôs additional multi-family developments 

were constructed that lacked architectural detail 

that was common on some of the older multi-

family buildings. These multi-family areas were 

spread throughout the community but primarily 

found between 27
th
 and 30

th
 Street and Grant and 

Lincoln Avenue. 

 

a. Styles 1- Late 1800ôs to 1910 
The standard of these homes were typically two 

story in nature and focused more on architectural 

detail. The typical material that was used for 

construction was brick. 
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Example of housing styles from the early 1900ôs 

 
Housing Style Late 1800ôs to 1910 

 

b. Style 2- 1920 to 1950ôs 
The standard was single story with pitched roofs 

and porches. The homes were relatively small 

with a detached garage found in the rear of the 

lot. These homes were commonly found 

between 32
nd

 and 35
th
 Street and Grant and 

Lincoln Avenue. 

 

 
 

 

 

 
 

Example of housing styles in the 1920 & 1950ô 
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Housing Style 1920 to 1950ôs 

 

c.Style 3- 1960 to 2000ôs 
In the 1980ôs and 90ôs the housing style varied 

widely. The single family and two-family homes 

that were constructed typically had the garage to 

the front. The porch or covered entrance was not 

as common. The multi-family homes that were 

constructed did not focus as much on 

architectural detail and the materials commonly 

used were vinyl siding. 

 

 

 
 

 

 

 
Example of housing styles in 1990 and 2000ôs 

 

 

 
Housing Style 1960 to 2000ôs 

 

6. Building Structure Condition  
An inventory of the housing conditions 

throughout the community was done that looked 

at the roof and structure conditions. The 

structure conditions was based upon three 

different categories (good, fair and poor). A 

structure was determined to be in good condition 

if most materials, surfaces and windows were in 

good repair. A structure that was considered fair 

if some structural or material damage present 
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such as siding, windows, or other materials 

needing attention to avoid more extensive 

repairs. The final category was if the structure 

was considered poor due to material failure 

present due to substantial structural, aesthetic, or 

safety concerns in one or more areas and the 

structure may be uninhabitable. The majority of 

the building conditions in this community were 

considered to be in fair condition (40.53%). 

34.88% of the building were considered to be 

good condition. 24.59% of the buildings were 

considered to be in poor condition. 
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