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Memphis 3.0

Population growth in Memphis peaked in the 1970s, 
reaching just shy of 650,000 residents in the 1980 Census. 
Since that time, the population of the City has been 
maintained at that level by continuing a policy of aggressive 
annexation consistent with the recommendations of the 
last comprehensive plan, the Memphis 2000 Policy Plan. 
That plan signaled a new urban service boundary beyond 
the limits of the City, leading to extension of sewers and 
roads, and ultimately new development that was settled 
and eventually annexed into the City. While this growth 
policy was successful in maintaining the population levels 
of the City, it expanded the City’s geographic footprint by 
nearly 100 square miles, reaching its largest size in 2013 
of 324 square miles at a population density below 2,000 
persons per square mile.  

The net result of these growth policies included 
destabilization and disinvestment of older neighborhoods 
in the central city, areas such as North and South Memphis, 
as a stable population shifted into other areas of an 
expanding region. Many of these communities today, 
while rich with history, neighborhood pride, and social and 
physical assets, experience high percentages of land and 

building vacancy and depressed markets. 
If this trend is continued in future years, modest growth 

is forecasted for Memphis, primarily focused in a “cone” 
that spans along the Poplar Corridor from Downtown 
Memphis to the eastern edge of the City. Areas that attract 
new growth and investment are expected to be places with 
good access to jobs, but the City will continue to see high 
rates of residential and commercial oversaturation of land, 
and thus high rates of vacancy. 

Recent years have shown a shift in the pattern in which 
development and investment is occuring in the City. 
Regionally, approximately $15 billion in investments have 
taken place or been annouced, with the majority occuring 
in the City of Memphis. Of that, a larger share of growth is 
taking place in the City's core, including Downtown and the 
Medical District. 

To sustain this momentum and expand opportunity to 
neighborhoods across Memphis, the City must embrace a 
new growth policy that targets investment and growth in 
defined areas rather than continuing attempts to spread 
resources with no strategic guidance.

As Memphis celebrates its bicentennial and turns the page to its third 
century, it is clear a new framework for growth is needed to change 
the trajectory of the core city, neighborhoods, and the City. The vision 
of Build Up, Not Out guides that path and supports investments in 
communities, people, and access to shape the third century.

Creating Places for People
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A city exists for the people who call it home. The character and quality 
of the places where those people live, work, play, and gather play 
a large role in the quality of the lives lived there. The Memphis 3.0 
Comprehensive Plan  lays out a vision for how Memphis and the diverse 

places within it will evolve 
during its next century. 
This vision supports places 
that are safe, beautiful, and 
accessible, and which offer 
opportunities for learning, 
livelihood, investment, and 
community. It is these places 
that can improve the lives of 

the people who inhabit them. Different places fill different roles in the 
lives of Memphians, but taken together, the palette of places found in 
Memphis defines the physical character of the City and provides the 
settings for daily life in the City they call home.

In order to create goals and actions for places in Memphis, it is 
necessary to understand what patterns and similarities exist between 
different places. While Memphis is made up of countless different 
places, all of them can be categorized in different place types to make 
it easier to understand the physical form and character that make up 
the City.

Place types are categories that attempt to capture the unique 
characteristics that contribute to making a “place” — a location that 
is distinct from the areas around it. Although many different factors 

 Place types  are categories that 
attempt to capture the unique 
characteristics that contribute to 
making a “place” — a location that 
is distinct from the areas around it. 

Walkable, mixed-use hubs of activity that 
bring the City together, accessible by multiple 
modes of transportation. These places are 
where people from throughout the region 
gather to do things. 

Walkable, mixed-use hubs of activity located 
at the heart of well-connected residential 
communities, accessible by multiple modes 
of transportation. These places are where 
neighbors gather to do things.

Residential areas that make up the majority of 
the City. These may be areas near Downtown 
with small blocks and narrow streets, or 
suburban locations with large lots and 
winding streets. 

Citywide Anchors Community Anchors Communities

Place Types

CREATING PLACES FOR PEOPLE
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influence an area’s unique sense of place, the place types in this plan 
focus primarily on the physical characteristics of a place.

Similar patterns of physical form can be observed across the City. 
Street networks can be well-connected grids or winding cul-de-sacs. 
Buildings can be located close together or spaced farther apart. Front 
yards can be large, small, or 
non-existent. Land uses can be 
mixed vertically or horizontally 
or separated. Analyzing these 
characteristics in different places 
across the City helps to define a 
palette of place types.

Place types make it easier to identify and understand the physical 
building blocks that make up the City of Memphis. This in turn helps to 
make standards and regulations more effective by making it possible to 
tailor them to the types of places that exist throughout the City. 

Land uses  are the types of 
activities that are allowed to 
occur in a particular location. 

Auto-oriented commercial strips along major 
streets. These areas have mostly retail and 
service uses that rely on automobile traffic for 
access and visibility.

Places where industrial, logistical, and 
transportation activities define the physical 
form. These are generally single-use economic 
centers with long blocks and few intersections. 

Natural areas, civic and institutional uses, 
parks, greenways, and recreational areas that 
may be defined by topography and waterways 
more than street networks. 

Corridors Special Use Areas Parks and Civic Spaces

CREATING PLACES FOR PEOPLE
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Walkable describes places 
where a person can (easily) 
walk or bike to fulfill most daily 
needs. These environments 
allow for use of automobiles, 
but do not require one for 
most trips.

CREATING PLACES FOR PEOPLE

 Signage, lighting, markings on the 
street, and pedestrian refuges in 
medians can help make pedestrian 
crossings more visible and safer. Street 
lights scaled for both automobiles and 
pedestrians help to make streets safer 
and more comfortable for all users.

Transit use  can be promoted through 
more comfortable walking environments 
that make it safer and more pleasant to 
walk to and from transit stops.

Pedestrian pathways  help make cul-
de-sacs and dead-end streets better 
connected to surrounding amenities 
in areas with limited street network 
connectivity. 

Characteristics of  
Walkable Neighborhoods

Greenline connections  and multi-use 
paths can provide pedestrian and cyclist 
connectivity between neighborhoods, 
schools, parks, and other amenities in 
parts of the City where streets don’t yet 
accommodate multi-modal users. 

Bike share stations  near schools, jobs, 
shopping, and other amenities provide 
more options to get around without a car.

Building up, not out, means creating more places 
where people can and want to walk from their homes to 
everyday destinations such as school, work, shopping, and 
recreation. A combination of infrastructure improvements 
and amenities can help to make a walkable environment 
where walking is safer and more comfortable. Solutions 
should be context-sensitive and tailored to what makes the 
most sense in different parts of Memphis.
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CREATING PLACES FOR PEOPLE

Smaller block sizes  allow for better 
street network connectivity which 
encourages walkability by providing 
more route choices and reducing walking 
distance to get between destinations. 

Density  makes it possible to locate more 
services close by to where people live. 
Even small increases in density can make 
neighborhood businesses more viable. 

Mixed-Use  A mix of uses in close 
proximity to one another helps to reduce 
travel distances between jobs, school, 
shopping and residences, making it 
more attractive to walk or bike between 
destinations. 

Storefronts  encourage walking by 
providing visual interest that's always 
changing. 

Locating businesses near 
neighborhoods makes it easier for 
neighbors to run errands and satisfy daily 
needs without needing to drive. A reliable 
pool of customers also makes it easier for 
small businesses to enter the market. 

Traffic-calming strategies  like 
roundabouts and painted curb bump-
outs at intersections help to slow traffic 
and make streets safer for pedestrians, 
cyclists, and drivers alike. 

Walkable places look different, but 
they all facilitate better access and 
more options for how to get around.
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Our Strategy:  
Focus on Anchors

Anchors are the places where 
communities do things together. In 
some cases, they are places where 
Memphians from across the City gather 
to work, shop, learn, play, and celebrate. 
In others, anchors might serve primarily 
the people who live nearby. Anchors 
are where the action is or has been, and 
where it will be in the future. 

Just as an anchor steadies a ship, 
community and Citywide Anchors in 
Memphis are meant to provide steady 
support for the neighborhoods around 
them. Anchors may be places of unique 

historic and cultural significance, or 
they might just be the place where 
neighbors rub elbows while buying a 
gallon of milk or stopping by an event 
at the local community center. In any 
case, they are places that support and 
empower surrounding communities by 
providing vital daily goods and services 
while reinforcing the unique identity of 
Memphis communities.

By focusing on these places, Memphis 
3.0 can positively impact the largest 
number of Memphians.
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Why focus on Anchors?
Anchors are not just places where people come together, they are 
also where commerce, services, and civic activities intersect. They are 
where both residential density and density of activity are highest in 
Memphis. As such, they provide an opportunity for new investments 
and services to positively impact the largest number of Memphians. 

Building up, not out, means reinvesting in existing places. In 
order to realize this vision, vacant lots will need to become sites 

for infill, disinvested places will 
need to receive investment and 
redevelopment, and underutilized 
land will need to be repurposed for 
higher and better uses that improve 
the quality of life in Memphis. 

Adding housing, jobs, and 
services in places where these uses 
already exist, or where they have 

existed in the past, can be a cost-effective way for the City to grow its 
population and jobs without growing its footprint. Focusing growth 
and reinvestment on infill locations makes it possible to better use 
existing infrastructure. Where infrastructure already exists, there can 
be less need to invest in new infrastructure to accommodate growth. 

In instances where existing infrastructure does need to be upgraded 
to accommodate growth, nearby residents and businesses that rely on 
that infrastructure receive an improved level of service and reliability, 
benefiting both new and existing residents and businesses.

Infill development also helps the City of Memphis provide services 
and conduct maintenance more cost-effectively. The City’s low 
population density makes it difficult to operate utilities and services. 
Higher densities allow more people to be served within a smaller 
geographic area. This means fewer miles of pipes and roads need to be 
maintained in order to provide service to the same number of people. 

Similarly, by locating housing near jobs and services, Memphis 
residents can save time and money by avoiding long trips to access 
everyday services. Anchors are places that are or could become the 
kind of environments that encourage walking, cycling, transit, and 
other alternatives to driving a car. They are places where driving is one 
of several options rather than a requirement for getting around in a safe 
and convenient manner. 

Density of housing, jobs, and activities will also help transit in 
Memphis operate more effectively. Buses and trains work best when 
they pickup and dropoff more people at fewer stops. Since people 
prefer not to travel far to get to a transit stop, it makes sense to locate 
many destinations within close proximity. Many anchors are located 
in places where transit exists or has been proposed, so focusing new 
investment and redevelopment at these locations will help to support a 
more convenient and effective transit system for Memphis.  

The benefits from investments made in anchor locations impact 
more than just the people living and working in the anchor. Because 
anchors are centers of activity for entire communities, strengthening 
an anchor helps to strengthen the communities around it. Anchors 
are often where people go to visit community centers, libraries, civic 
and religious institutions, shops, restaurants, and other frequent 
destinations. As places that bring people together, anchors help to 
stabilize the identity of Memphis communities. 

In the past Memphis has grown by creating new places. Memphis 
3.0 provides a vision for growth that instead focuses on investing 
in existing places to help them evolve to reach their full potential as 
centers of life for Memphis communities. 

Infill  is when development 
occurs in vacant or 
underutilized sites within an 
existing developed area. 

Anchors.  This neighborhood main street anchor is a destination for walkable services, 
retail, and leisure.

OUR STRATEGY: FOCUS ON ANCHORS
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All anchors are walkable, mixed-use places, but that does not mean 
that they are all the same. Some anchors may be no larger than a few 
buildings while others may encompass several adjacent blocks. Some 
anchors may serve primarily the people that live around them while 
others may draw people from across the City and the region. 

Several distinct anchor types have been identified to help better 
understand existing conditions and to provide a framework to determine 
how anchors should evolve in the future. The characteristics used to 
define different anchor types are generally those that can be regulated 
through Memphis’ zoning code, which will serve as a critical tool to help 
guide the evolution of anchors in the future. 

Physical characteristics that differentiate one anchor type from 
another include the height, form, and spacing of buildings, the pattern 
of the street network in and around each anchor, and the extent of the 
anchor — whether it extends for just a couple of buildings, a full block, 
or multiple adjacent blocks. 

All anchors are mixed-use. In many anchor types, uses may be 
mixed vertically, where residences or offices are located on upper floors 
above shops and services on the ground floor. 

The anchor types introduced below are derived from patterns and 
places found in Memphis. They provide a framework to support the 
creation and rejuvenation of authentic and enduring places for the 
community. 

All anchors are walkable, mixed use 
places, but that does not mean they 

are all the same. 

Neighborhood Crossings 
provide convenient 
services to the 
surrounding residential 
neighborhoods in which 
they are embedded, 
allowing neighbors 
to walk or bike there. 
A Neighborhood 
Crossing can serve as 
a destination where 
neighbors rub elbows, 
and when thriving, can 
contribute to community 
character and identity.

Neighborhood Main 
Streets provide 
retail and services 
to the surrounding 
neighborhoods. They 
serve as walkable or 
bikeable destinations 
where community 
members can meet 
multiple daily needs 
in a single trip. When 
thriving, they are nodes 
of activity that enliven a 
neighborhood.

An Urban Main Street 
provides retail and 
services to surrounding 
neighborhoods in a 
pedestrian-friendly 
environment, making it 
possible to accomplish 
several errands in a 
single trip. An Urban 
Main Street is a center 
of activity and supports 
a shared sense of 
community.

An Urban Center 
includes a vertical mix 
of uses, featuring civic 
and cultural institutions 
that serve many 
neighborhoods or the 
entire City and which 
may anchor the center. 
An Urban Center is a 
destination for walkable 
retail, service, and 
leisure. It is accessible 
from across the City 
by multiple modes of 
transportation

The urban core, which 
includes Downtown, 
is the anchor for the 
City of Memphis. The 
Urban Core is a Citywide 
destination where people 
work, live, shop, and 
play. It is accessible 
from across the City 
by multiple modes of 
transportation

Medical District 
and Institutional 
Campus anchors are 
characterized by a mix 
of building types and 
sizes that primarily serve 
a single institutional 
use and may include 
supportive uses and 
activities. These anchors 
are walkable places 
that catalyze activity 
in adjacent mixed-use 
anchors.

Neighborhood 
Crossings

Neighborhood 
Main Streets

Urban Main 
Streets

Urban  
Centers

Urban Core / 
Downtown

Medical and 
Institutional 

Campus

Anchor Types

OUR STRATEGY: FOCUS ON ANCHORS
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Memphis 3.0 Anchors
The map below lists all anchors and anchor neighborhoods for the City 
of Memphis and provides corresponding locations by intersection or 
landmark on the following page. To view a larger version of this map, go 
to http://memphis3point0.com/plan/maps.

OUR STRATEGY: FOCUS ON ANCHORS
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FRAYSER
01 Northgate Center

02 Dellwood & Steele

03 Delano & Watkins

04 Corning & Watkins

05 Frayser & Watkins

06 Frayser Plaza

07 Whitney & Overton 
Crossing

08 Frayser Village

09 Frayser Gateway

NORTH
10 Harbor Town

11 Chelsea & Thomas

12 Chelsea & Ayers

13 Firestone & Breedlove

14 Brown & Watkins

15 Jackson & Hastings

16 Springdale & Brown

17 Chelsea & Hollywood

18 Douglass Park

CORE
19 Pinch District

20 Poplar Area

21 Downtown

22 Madison Area

23 Mississippi & Georgia

24 Memphis Medical District

25 Jackson & Evergreen

26 Crosstown

27 Poplar & Cleveland

28 Cleveland & Madison

29 Methodist University 
Medical Center

30 Netherwood & Willett

31 Lamar & McLean

32 Overton Square

33 Cooper Area

34 Fairgrounds

SOUTH
35 Third & Crump

36 Mississippi & Walker

37 Third & Belz

38 Lauderdale & Mallory

39 Lauderdale & Rosewood

40 Neptune & Walker

41 Soulsville

42 Kerr & Gaither

43 Elvis Presley & Alcy

44 South & Alcy Ball

WESTWOOD
45 Ford & King

46 Third & Fairway/Levi 
Library

47 Third & Ford/Raines

48 Third & Weaver

WHITEHAVEN
49 Southwest TN 

Community College

50 Southbrook/Southland

51 Whitehaven Plaza

RALEIGH
52 Raleigh Egypt 

53 New Covington & Austin 
Peay

54 James Road/Old Raleigh

55 Raleigh Springs Mall

JACKSON
56 Graham & Chelsea

57 Wells Station & Reed

58 Wells Station & Grey

59 Macon & Berclair

60 Janice & Berclair

61 Macon & Wells Station

62 Macon & Victor

63 Macon & Homer

64 Given & Isabelle

65 Summer & National

66 Summer & Graham

UNIVERSITY
67 Broad Ave

68 Lester

69 Tillman & Mcadoo 

70 Oak Court

71 Colonial Village

72 Dunn & Cherry

73 South University of 
Memphis

74 Park & Getwell

75 University of Memphis

76 Highland Street

77 Binghampton Gateway

78 Highpoint Area

79 Summer & Graham

80 Poplar Plaza

LAMAR
81 Orange Mound 

82 Brentwood Park

83 Park & Getwell

84 Getwell & Sharpe

85 Sherwood

86 Lamar & Kimball

87 Lamar & Airways

OAKHAVEN & PARKWAY 
VILLAGE

88 Winchester & 
Tchulahoma

89 Shelby & Tchulahoma

90 Perkins & Knight Arnold

91 Mendenhall & Knight 
Arnold

92 Mendenhall & 
Winchester

CORDOVA
93 Old Cordova

94 Trinity Area

95 Dexter & Germantown 
Parkway

96 Parkside at Shelby Farms

EAST
97 Poplar & Truse

98 Eastgate

99 Sea Isle

100 White Station & Quince

101 Poplar & Ridgeway

102 Ridgeway & Quince

103 Walnut Grove & 
Brierview/Baptist 
Memorial 

104 St. Francis

SOUTHEAST
105 Kirby & Raines

106 Winchester & Ridgeway

107 Kirby & Winchester
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Anchors Can Influence Surrounding 
Neighborhoods

Anchor
A place where people in the 
community gather to do things 
together.

Anchor Neighborhood
An area around the Community 
Anchor that is less intense than  
the anchor but more intense than 
the edge.

Anchor Neighborhood 
Edge
The furthest extent of an anchor’s  
area of influence.

Higher 
Intensity

Lower 
Intensity

Anchors Anchor Neighborhood Anchor Neighborhood Edge

Higher 
Intensity

Lower 
Intensity

OUR STRATEGY: FOCUS ON ANCHORS
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Citywide Anchor:• Downtown• Medical and Institutional Campus

Anchor Neighborhood:• Urban• Mix of Building Types

Anchor Neighborhood:• Mix of Building Types• Primarily Single-Unit

1/4 mile
6 min.   

1/2 mile
12 min.   
2 min

Urban Core / Downtown Medical and Institutional Campus Medical and Institutional Campus

Downtown is a walkable
anchor for the City of
Memphis. It is characterized
by multi-story buildings
with a vertical mix of uses
and civic and institutional
buildings that attract people
from the entire region. Other 
Citywide Anchors include areas 
where medical or educational 
campuses exist.

OUR STRATEGY: FOCUS ON ANCHORS

Anchor Neighborhood Edge

Anchors Can Influence Surrounding 
Neighborhoods
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Anchors Can Influence Surrounding 
Neighborhoods

Urban Center Urban Main Street Neighborhood Main Street

Community Anchor:• Urban Center• Urban Main Street• Neighborhood Main Street

Anchor Neighborhood:• Mix of Building Types

Anchor Neighborhood:• Primarily Single-Unit

1/4 mile
6 min.   

1/2 mile
12 min.   
2 min

Main Street and Urban Center
Walkable, vertical or horizontal
mixed-use centers comprised
of multi-story block-scale
and house-scale buildings,
most of which are attached,
lining two facing blocks
and extending for several
adjacent blocks.

OUR STRATEGY: FOCUS ON ANCHORS
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Neighborhood Crossing Neighborhood Crossing Neighborhood Crossing

Neighborhood Crossing
Small, walkable mixed-use
centers comprised of house-scale
buildings embedded
within otherwise residential
neighborhoods. Some neighborhood
crossing anchors can evolve to
become mixed-use centers.

CommunityAnchor:• Neighborhood Crossing

Anchor Neighborhood:• Primarily Single-Unit

1/4 mile
6 min.   

OUR STRATEGY: FOCUS ON ANCHORS

Neighborhood Main Street

Anchors Can Influence Surrounding 
Neighborhoods

Memphis 3.0 61Our Framework For Change



The Memphis 3.0 Vision sets a new course for the City of Memphis 
so that all neighborhoods have the opportunity to benefit from growth 
and change in the City. 

In this vision, change is for the better. By planning and coordinating 
how and where change happens, this plan seeks to catalyze private 
development and public investment to maximize the benefit to all 
Memphians. Every place in Memphis has room for improvement and 
thousands of Memphians from across the City offered ideas for how 
different kinds of change could contribute to a better Memphis. This plan 
captures those ideas and provides a framework for distributing positive 
change across the City, especially to places that have not benefited from 
change in the past.  

Change in Memphis will benefit everyone but doesn’t look the same 
everywhere. For some communities, change might mean transformative 
reinvestment and redevelopment that brings in new buildings, 
businesses, and amenities, while for others change might mean better 
sidewalks and small-scale infill on vacant lots. Whether living in a 
community that seeks to change a lot or one that desires more modest 
change, this plan guides change so that quality of life is improved for all 
of Memphis.

Change is context-sensitive, not all or nothing. This plan seeks to 
honor and support existing places that make Memphis special. The 
land use categories introduced by this plan are based on existing and 
historic urban form patterns found in the City, so even those places 
where significant change is encouraged will be rooted in the unique 
character of Memphis.

Change is driven by the community. The planning process asked 
communities what kind of improvements they value and what scale 
of change is appropriate for their corner of the City. Identifying where 
change is desired is important so that City policy, private developers, and 
philanthropies know where to focus their efforts in order to maximize 
the benefits that their investments provide to the community. The land 
use map serves as a blueprint for where change will be encouraged, 
with a special focus on anchors and anchor neighborhoods. These are 
places where the community identified a desire for change and where 

existing infrastructure and civic facilities mean that when change 
happens in those places, its benefits will be magnified to benefit 
surrounding communities as well.

While all parts of Memphis will naturally experience change, the 
intensity of that change can be influenced by the goals and actions 
included in this plan. Where change will occur is identified in the Land 
Use Plan and is focused on Anchors and Anchor Neighborhoods. How 
change will occur in these places is defined in the following section. 

Cultivating Change

The community shared common 
issues, values, and practices 

they want to see for the future of 
Memphis.

Vision Wall.  A Whitehaven resident prioritizes her top issues on the vision wall during 
a district workshop.  Top issues from the vision wall were recorded and grouped into 
themes that dictated the overall vision statement for the district.
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Neighborhoods with low market demand 
or experiencing higher vacancy and 
disinvestment can be nurtured catalytic public 
investments and incremental improvements.

Areas seeing real estate market investment 
and that have infill opportunities can be 
accelerated with public and private support. 

Areas that are historic districts or areas that 
wish to see no change in form or development 
activity should be sustained with regulations 
that support current conditions. 

Nurture
Nurturing actions provide stability in places 
that have experienced decline or where there 
is not sufficient market activity to drive change. 
Investments by the City and philanthropies 
will support incremental change to improve 
the lives of existing residents and promote 
additional future investment. 

Accelerate
Accelerating actions encourage nascent 
beneficial change that is underway, but 
which requires additional support to realize 
its full potential. A mix of investments by the 
City, philanthropies, and the private sector 
drive transformative change to realize the 
community’s vision for a place. 

Sustain
Sustaining actions support existing character. 
Infill development should improve the built 
form and enhance multi-modal transportation 
options. Investments primarily by the private 
sector will support steady market growth for 
community stability. 

CULTIVATING CHANGE

Degree of Change

The way a community changes depends on the cumulative impact of 
many individual changes. Over the course of several years, many small 
changes can have as much of a transformative impact as a single large 
change. This plan identifies how combinations of multiple different 
types of change, captured through goals and recommended actions, 
can impact different places in Memphis. 

Change can be small or large or anywhere in between. During 
community workshops and tours, Memphians were encouraged to 
consider a range of options for change by both “thinking small” and 

“thinking big.” Their responses helped to define different degrees of 
change that capture different communities’ appetite for change. 

The three degrees of change identified in this plan set a vision for 
how much change will be encouraged in different places in Memphis. 
They provide a menu of implementing actions that can help to match 
communities’ appetite for change with the amount of support and 
investment that is appropriate for realizing that degree of change.  
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CULTIVATING CHANGE

Nurture 
Nurture actions rely primarily
on public and philanthropic
resources to stabilize the
existing pattern of a place.

Accelerate
Accelerate actions rely on a
mix of primarily private and
philanthropic resources, along
with some public resources to
intensify the existing pattern of
a place.

Sustain
Sustain actions rely primarily on
private resources to maintain
the existing pattern of a place.

Transition
Transition actions transform
the existing pattern of a place
to accommodate a more viable
range of uses.

Primarily Urban Neighborhoods

Primarily Single-Unit Neighborhoods

There are four ways an 
anchor or place can 
change

Nurture Accelerate Sustain Transition
Nurture actions rely primarily 
on public and philantrophic 
resources to stabilize the 
existing pattern of a place. 

Sustain actions rely primarily on 
private resources to maintain 
the existing patter of a place.

Transition actions transform 
the exisitng pattern of a place 
to accomodate a more viable 
pallete of uses. 

Accelerate actions rely on a 
mix of primarily private and 
philantrophic resources, along 
with some public resources to 
intensify the existing pattern of 
a place.

note: this is draft, we're making revisions to text and images
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Transition actions transform 
the exisitng pattern of a place 
to accomodate a more viable 
pallete of uses. 

Accelerate actions rely on a 
mix of primarily private and 
philantrophic resources, along 
with some public resources to 
intensify the existing pattern of 
a place.

note: this is draft, we're making revisions to text and images

There are four ways an 
anchor or place can 
change

Nurture Accelerate Sustain Transition
Nurture actions rely primarily 
on public and philantrophic 
resources to stabilize the 
existing pattern of a place. 

Sustain actions rely primarily on 
private resources to maintain 
the existing patter of a place.

Transition actions transform 
the exisitng pattern of a place 
to accomodate a more viable 
pallete of uses. 

Accelerate actions rely on a 
mix of primarily private and 
philantrophic resources, along 
with some public resources to 
intensify the existing pattern of 
a place.

note: this is draft, we're making revisions to text and images

How Does Investment Respond to 
Degree of Change?
The way a community can change or be supported depends on the 
cumulative impact of many individual changes. The plan identifies how 
combinations of different types of change, captured through goals and 
recommended actions, can impact different places in Memphis. The 
Degree of Change, nurture, accelerate, and sustain, set a vision for how 
much change will be encouraged in different places in Memphis and 
what types of investment is likely to be supported in those areas. 

The diagram below illustrates types of small, large, or sustaining change 
can be applied to an anchor or anchor neighborhoods based on the 
degree of change. The degree of change also influences the types of 
investment an area is likely to attract. Red money icons indicate private 
investment, blue money icons indicate public investment, and the green 
money icon represents philanthropic investments.
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CULTIVATING  CHANGE

There are four ways an 
anchor or place can 
change

Nurture Accelerate Sustain Transition
Nurture actions rely primarily 
on public and philantrophic 
resources to stabilize the 
existing pattern of a place. 

Sustain actions rely primarily on 
private resources to maintain 
the existing patter of a place.

Transition actions transform 
the exisitng pattern of a place 
to accomodate a more viable 
pallete of uses. 

Accelerate actions rely on a 
mix of primarily private and 
philantrophic resources, along 
with some public resources to 
intensify the existing pattern of 
a place.

note: this is draft, we're making revisions to text and images

Degree of 
Change

Nurture

Citywide Anchors N/A 

Community Anchors  
(urban centers,  
main streets)

Strengthen existing assets/patterns 
to ready for future new development

Community Anchors 
(neighborhood 
crossings)

Strengthen existing assets/patterns;

Public investment focused service 
delivery

Anchor 
Neighborhoods  
(1/4 mile)

Strengthen existing assets/patterns 
to ready for future residential 
development

Anchor 
Neighborhoods  
(1/2 mile)

Strengthen existing assets/patterns

Nurture

Nurture areas rely primarily on public and 
philanthropic resources to stabilize the 
existing pattern of a place.

Actions for Nurture anchors and anchor 
neighborhoods are meant to:

 � Stabilize the community

 � Protect and support community assets

 � Protect and stabilize existing affordable 
housing

 � Promote activities that will stimulate 
market activity

Ways to Nurture:

 � “Road diets” — reduce the number of 
lanes to make room for wider sidewalks, 
bike lanes, and/or on-street parking

 � Improve pedestrian realm (sidewalks, 
crosswalks, planting buffer and street 
trees, street lights, street furniture)

 � Repurpose vacant land as temporary  
civic space

 � Grants for small business frontage 
improvement

 � Reduce number of curb cuts to improve 
pedestrian and cyclist safety (access 
management)

 � Enhance connectivity to transit network

 � Introduce or improve bike lanes and 
sidewalks

 � Improve public access points (covered 
bus stops, benches)

 � Improve public services (trash cleanup 
and collection)

 � Control scale and frequency of signage

 � Plan community programs on streets or 
vacant lots (markets, festivals)

 � Upgrade infrastructure to improve flood 
control and internet access

 � Improve existing parks and civic 
buildings and spaces

 � Allow increased density and building 
height

 � Allow a broader mix of uses
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Accelerate areas rely on a mix of primarily 
private and philanthropic resources along 
with some public resources to intensify the 
existing pattern of a place.

Actions for Accelerate anchors and anchor 
neighborhoods are meant to:

 � Improve public realm and infrastructure

 � Improve multi-modal transportation 
options

 � Speed up development activity

 � Increase density

 � Increase mix of uses

 � Promote and protect affordable housing

Ways to Accelerate:

 � Increase building height

 � Allow greater mix of uses

 � Attract retail and service uses that cater 
to larger-scale markets

 � Reduce building setbacks or establish 
build-to lines

 � Construct new streets or pathways to 
increase connectivity within large sites

 � Consolidate smaller lots into larger 
parcels that are more attractive for 
development

 � Consider tax increment financing (TIF) 
districts

 � Improve or create parks and civic assets

 � Promote pedestrian-oriented infill 
development

 � Reduce surface parking in favor of 
structured parking and parking demand 
management options

Accelerate

There are four ways an 
anchor or place can 
change

Nurture Accelerate Sustain Transition
Nurture actions rely primarily 
on public and philantrophic 
resources to stabilize the 
existing pattern of a place. 

Sustain actions rely primarily on 
private resources to maintain 
the existing patter of a place.

Transition actions transform 
the exisitng pattern of a place 
to accomodate a more viable 
pallete of uses. 

Accelerate actions rely on a 
mix of primarily private and 
philantrophic resources, along 
with some public resources to 
intensify the existing pattern of 
a place.

note: this is draft, we're making revisions to text and images

Degree of 
Change

Accelerate

Citywide Anchors Strengthen existing assets/patterns;

(Short-term) Vertical mixed-use infill, 
institutional uses

Community Anchors  
(urban centers,  
main streets)

Strengthen existing assets/patterns;

(Short-term) Vertical mixed-use infill 
and new development

Community Anchors 
(neighborhood 
crossings)

Strengthen existing assets/patterns

Anchor 
Neighborhoods  
(1/4 mile)

Strengthen existing assets/patterns; 

(Primarily) Residential Infill and 
Intensification

Anchor 
Neighborhoods  
(1/2 mile)

Strengthen existing assets/patterns;

Potential for (primarily) residential 
infill

CULTIVATING CHANGE
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Sustain

Sustain areas rely on limited public support 
and private resources to maintain the existing 
pattern of a place.

Actions for Sustain anchors and anchor 
neighborhoods are meant to:

 � Support existing market conditions

 � Support maintenance of public realm 
and infrastructure

 � Facilitate private investment and 
development that is contextually 
compatible

 � Address building form with infill 
development

Ways to Sustain:

 � Promote infill that is contextually 
compatible

 � Maintain most existing zoning standards 
(not in conflict with future land use)

 � Change street cross-sections to promote 
multi-modal transportation options

 � Enhance connectivity to transit network

 � Apply/Uphold historic overlay district 
overlays

 � Address regulatory barriers to quality 
development

 � Reduce number of curb cuts to improve 
pedestrian and cyclist safety (access 
management)

 � Encourage "curb to door" pedestrian and 
ADA accommodations

 � Construct new streets or pathways to 
increase connectivity within large sites

 � Improve public access points (covered 
bus stops, benches)

 � Improve public services (trash cleanup 
and collection)

 � Control scale and frequency of signage

 � Upgrade infrastructure to improve storm 
water runoff

 � Improve existing parks and civic 
buildings and spaces

 � Allow increased density and building 
height

 � Allow a broader mix of uses

There are four ways an 
anchor or place can 
change

Nurture Accelerate Sustain Transition
Nurture actions rely primarily 
on public and philantrophic 
resources to stabilize the 
existing pattern of a place. 

Sustain actions rely primarily on 
private resources to maintain 
the existing patter of a place.

Transition actions transform 
the exisitng pattern of a place 
to accomodate a more viable 
pallete of uses. 

Accelerate actions rely on a 
mix of primarily private and 
philantrophic resources, along 
with some public resources to 
intensify the existing pattern of 
a place.

note: this is draft, we're making revisions to text and images

Degree of 
Change

Sustain

Citywide Anchors N/A

Community Anchors  
(urban centers,  
main streets)

Strengthen existing assets;

Support some incremental infill

Community Anchors 
(neighborhood 
crossings)

Strengthen existing assets;

Anchor 
Neighborhoods  
(1/4 mile)

Strengthen existing assets/pattern;

Support some incremental 
(primarily) residential infill

Anchor 
Neighborhoods  
(1/2 mile)

Strengthen existing assets/patterns 

CULTIVATING CHANGE
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■	 Anchors
■	 Accelerate
■	 Nurture
■	 Sustain

Memphis 3.0

This map shows the anchors and degree of change. To view a larger 
version of this map, go to https://www.memphis3point0.com/maps.

CULTIVATING CHANGE

Degree of Change Map
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New Anchors   Small changes to new anchors could 
include landscaping, streetscape improvements, and 
temporary spaces for businesses at sidewalk edges to 
help form a center of activity. These changes can be 
made where buildings and lots are privately owned and 
they are unlikely to see major changes in the near term. 

New Anchors   Bigger changes that may include infill, 
new development at the sidewalk edge, or around public 
space in areas where there is a desire for urban character 
and new buildings. 

Pedestrian Facilities.  Changes may include adding new 
sidewalk and crosswalk in commercial and residential 
areas, or around public space in areas where there is a 
desire for urban character.

Types and Examples of Change
Many parts of communities can change. Communities were 
encouraged to think small, making small changes through incremental 
improvements, and think big, making transformative changes through 
larger interventions about ways anchors and the areas around them 
could change to support and improve their neighborhoods. Many 
communities identified areas that already act as anchors with a mix of 
uses and high activity; however, some communities identified nodes 
that have the opportunity to become a future anchor due to location, 
the built form, or historic events.

A diverse mix of neighborhood-appropriate housing choices makes 
a neighborhood accessible to a variety of families and residents. Low 

fences or walls around the perimeter of a lot help to reinforce the public 
realm, or public common area, and define the street as a public outdoor 
room. Frontages such as porches and stoops encourage sociability and 
help to activate the street, making a safer, more inviting environment 
for pedestrians. Neighborhoods feel more people-oriented and 
pedestrian-friendly when parking is located at the rear of a lot, behind 
a building, or behind a landscape or architecture screen. Short blocks 
with frequent intersections provide convenient routes for pedestrians. 
With the additional street frontage, more buildings can face and activate 
sidewalks. 

CULTIVATING CHANGE
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Public space. There should be welcoming spaces for 
the community to gather. New activity can occur in 
parking lots or vacant lots, including the introduction 
of a new public park and improvements to adjacent 
facades, especially in areas with limited access to parks 
and open space. 

Site Frontage. Small changes like temporary or mobile 
buildings can create space along the sidewalk in places 
where demand for new buildings is minimal. Bigger 
changes may add new buildings where redevelopment 
is located at the sidewalk edge and frontage elements 
shade the sidewalk, creating a welcoming environment.

Parking. Small changes include minimizing curb 
cuts, adding trees, and repurposing parking areas for 
people-oriented uses at small parking lots or areas with 
capacity for on-street parking. Bigger changes include 
relocating parking to the rear so that new or expanded 
buildings can locate at the sidewalk edge for visibility.  

CULTIVATING CHANGE
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Building Intensity   Small changes can include filling 
in the “missing teeth” with new buildings that maintain 
existing heights in areas where demand for new 
buildings is minimal. Bigger changes can involve infill 
and redevelopment to allow substanially greater height 
in places where there is demand for more building space. 

Bike Facilities Small changes may create shared 
roads for bikes and cars with road paint, signage, and 
bike racks on the sidewalk. Bigger changes to support 
biking can involve a two-way protected bike lane on 
well-used routes near Community Anchors.

CULTIVATING CHANGE
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Legal Basis

Tennessee Code Annotated Section 13-4-202 provides for the manner 
in which a general plan is adopted by the Board and the City Council.  
TCA Section 13-4-202(B)(2)(B)(iii) states that, once the general plan is 
adopted by the Council, all land use decisions in the City shall thereafter 
be consistent with the plan. For the purposes of defining "consistency," 
only those elements of the plan related to land use decisions become 
effective pursuant to the guidance on the following pages. All other 
sections of the plan are intended as a guide and only for planning 
purposes.

Future Land Use Planning Map Purpose

The heart of the Memphis 3.0 Comprehensive Plan is the Future Land 
Use Planning Map. The Future Land Use Planning Map helps guide 
the City on land use decisions, streets, transportation, transit, public 
investments in infrastructure and civic spaces, and investments and 
incentives in housing, neighborhoods, and job centers. The value of the 
Future Land Use Planning Map is its clarity and predictability in how 
these resources can be invested in Memphis.

Between November, 2017, through August, 2018, the planning team 
combined its efforts with various organizations, artists, and architects/
designers to engage Memphians in all 14 districts in a series of three 

Using The Plan

Land Use Categories. Each land use is described in 
detail on the following pages. This detail is essential to 
understanding what the designation recommends.

Future Land Use Planning Map.  The Future Land Use 
Planning Map recommends uses for all areas of the City 
based on community input, existing conditions, market 
potential, and the plan's vision.

District Land Use.  A more detailed version of each 
district's Future Land Use Planning Map is found in Part 
4. District Priorities.
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USING THE PLANUSING THE PLAN

workshops conducted to envision the future of the neighborhoods 
that shaped the Future Land Use Planning Map. Each set of district 
workshops culminated in a draft map for the area.

It is important to understand what the Future Land Use Planning Map 
is not. The Future Land Use Planning Map does not replace or change 
zoning. The Future Land Use Planning Map does not have the authority 
to allow the uses shown to be built by-right; it guides. Only the zoning 
code (the Unified Development Code or UDC) and decision-making 
bodies such as the Memphis City Council, Memphis and Shelby County 
Land Use Control Board, and Memphis and Shelby County Board of 
Adjustment can allow uses to be built. In those instances where a request 
goes before one of these bodies, the Future land use planning map is a 
guide for the decisions made. The guidelines, review, and process for 
applications subject to historic zoning through the Memphis Landmarks 
Commission do not change as a result of the Comprehensive Plan. 

Zoning and Overlays

Adopted land use does not alter, circumvent, or supersede established 
zoning or overlays in the Unified Development Code (UDC). The zoning 
map in the UDC is not changed as a result of the adoption of the 
Comprehensive Plan, nor does the effect of zoning change. Proposed 
developments that meet zoning standards are still by-right. And 
proposed developments requiring a variance from zoning standards 
still require approval from City Council, Land Use Control Board, Board 
of Adjustment, even if they conform to recommended land use.

Likewise, areas of the City that are zoned with an overlay (such as 
the Midtown Overlay) or historic overlay (or local Landmarks district) 
are not changed as a result of plan adoption. If anything, these areas 
are strengthened by the recommended land use, degree of change, and 
recommended actions of the plan. Any changes to zoning as a result of 
recommended land use will be addressed in a Small Area Plan, which is 
described in more detail in a later section of the plan. 

In order to reinforce this point, the following language shall be 
added to the UDC: “The Memphis 3.0 General Plan shall be used to 
guide land use decisions but not in any way supplant the regulations 
of this Code [the UDC], including but not limited to its Zoning Map or 
Overlay Districts. A determination of consistency with Memphis 3.0 
shall not supersede the approval criteria and findings of fact required 
for individual land use decisions, as provided in this Code.”

Decision Criteria

Pursuant to the legal basis of the plan, the test of "consistency" with 
the plan is only applied to land use decisions, or when an application 
is made to change or deviate from zoning. The steps below describe 
the decision process that will be used to determine consistency, and 
that will be added to the UDC. This criteria is to be used by staff from 
Office of Planning and Development (OPD) and Office of Comprehensive 
Planning (OCP) to review development proposals making application 
to OPD in order to make an interpretation of consistency in their staff 
recommendations on proposals. This criteria is intended to guide 
the various bodies in position of making decisions on applications 
in their interpretations of consistency, as well. In instances where a 
determination is made that consistency is met, this does not constitute 
or require approval of a proposal. A determination of consistency shall 
not supercede the approval criteria and findings of fact for individual 
land use decisions as provided in the Unified Development Code (UDC).

When making land use decisions, the Land Use Control Board, 
Memphis City Council and Board of Adjustment shall consider all of the 
following elements of the Memphis 3.0 General Plan in its determination 
of consistency:

1. The Future Land Use Planning Map;
2. The land use category descriptions and graphic portrayals, 

including whether the proposed use would be compatible with the 
zone districts listed in the zoning notes, the proposed building(s) fit 
the listed form and location characteristics, and existing, adjacent 
land uses and zoning;

3. The degree of change map;
4. The degree of change descriptions;
5. The objectives and actions articulated in Goal 1, Complete, Cohesive 

Communities; and
6. Any other pertinent sections of the Memphis 3.0 General Plan that 

address land use recommendations.
7. When making recommendations to the Land Use Control Board, 

Memphis City Council and Board of Adjustment and when 
consulting with applicants on the appropriateness of a particular 
land use application, the Office of Planning and Development shall 
consider all of the sections of the Memphis 3.0 General Plan cited 
in Paragraphs 1 through 6 of this Sub-Section in its determination 
of consistency.
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Land Use Categories
Place Type Communities
Map Color

Abbreviation AN-S AN-M AN-U NS NM

Land Use Designation Anchor Neighborhood - 
Primarily Single-Unit

Anchor Neighborhood -  
Mix of Building Types

Anchor Neighborhood – 
Urban

Primarily Single-Unit 
Neighborhood

Primarily Multifamily 
Neighborhood

Description/Intent Walkable neighborhoods 
within a 5-10 minute walk of 
a Community Anchor. These 
neighborhoods are made 
up of single-unit and duplex 
housing. 

Walkable neighborhoods 
within a 5-10 minute walk of 
a Community Anchor. These 
neighborhoods are made up 
of a mix of single-unit and 
multi-unit housing.

Walkable residential and 
mixed-use districts within a 
5-10 minute walk of a Citywide 
Anchor, consisting of block-
scale buildings.

Residential neighborhoods 
consisting primarily of single-
unit houses that are not near a 
Community Anchor.

Residential neighborhoods 
consisting primarily of multi-
unit buildings, that are not 
near a Community Anchor.

Applicability Places where existing single 
family neighborhoods can 
be strengthened through 
renovation, stabilization, and 
infill in a walkable and transit-
oriented/supportive pattern.

Places where a mix of 
residential and mixed-use 
building types are present 
or appropriate to encourage 
infill in a walkable and transit 
oriented/supportive pattern.

Areas around Urban Core/ 
Downtown and Medical 
and Institutional Campuses 
with large lots suitable for 
large block-scale infill and 
redevelopment. 

Places that consist of single 
unit houses and are not 
physically connected through 
streets and paths to at least 
one Citywide or Community 
Anchor.

Places that consist primarily 
of multi-unit buildings and 
are not physically connected 
through streets and paths 
to at least one Citywide or 
Community Anchor.

Goals/Objectives Preservation, stabilization 
of neighborhoods, focusing 
investment toward areas 
that support plan goals and 
objectives, locating housing 
near services and jobs, 
building up not out.

Preservation, stabilization, 
and/or intensification of 
neighborhoods, focusing 
investment toward areas 
that support plan goals and 
objectives, locating housing 
near services, jobs, transit, 
building up not out.

Support continued 
reinvestment and 
intensification of areas within 
walking distance to urban core 
and medical and educational 
anchors to support those 
anchors.

Preservation/maintenance of 
existing single family housing 
stock and neighborhoods.

Preservation/maintenance of 
existing multi-family housing.

Performance Metrics # of renovated housing units in 
anchor neighborhoods

# and type of infill housing 
units in anchor neighborhoods

# of renovated housing units in 
anchor neighborhoods

# and type of infill housing 
units in anchor neighborhoods

# of renovated housing units in 
anchor neighborhoods

# and type of infill housing 
units in anchor neighborhoods

Stable/positive occupancy 
trends

Stable/positive occupancy 
trends

Form and Location 
Characteristics

NURTURE - Primarily 
detached, single-family 
residences. Attached single-
family residences permitted 
on parcels within 100 feet of 
an anchor.  Height: 1-2 stories. 
Scale: house-scale.

SUSTAIN - Primarily detached, 
single-family residences. 
Attached single-family 
residences permitted on 
parcels within 100 feet of an 
anchor and along avenues, 
boulevards and parkways as 
identified in the Street Types 
Map. Height: 1-3 stories. Scale: 
house-scale.

ACCELERATE - Primarily 
detached, single-family 
residences. Attached single-
family, duplexes, triplexes 
and quadplexes permitted 
on parcels within 100 feet of 
an anchor; at intersections 
where the presence of such 
housing type currently exists 
at the intersection and along 
avenues, boulevards and 
parkways as identified in the 
Street Types Map. Height: 1-3 
stories. Scale: house-scale.

NURTURE/SUSTAIN - 
Primarily detached, single-
family residences.  Attached 
single-family, duplexes, 
triplexes and quadplexes 
permitted on parcels within 
100 feet of an anchor and 
at intersections where the 
presence of such housing 
type currently exists; Other 
housing and commercial 
types along avenues, 
boulevards and parkways as 
identified in the Street Types 
Map where same types exist 
on two or more adjacent 
parcels. Height: 1-3 stories. 
Scale: house-scale.

ACCELERATE: Primarily 
detached, single-family house-
scale residences of 1-3 stories 
in height.  Attached, house-
scale single-family, duplexes, 
triplexes and quadplexes of 
1-3 stories in height permitted 
on parcels within 200 feet of 
an anchor and at intersections 
where the presence of such 
housing type currently exists. 
Building-scale large homes 
and apartments of 2-4 stories 
in height permitted on parcels 
within 100 feet of an anchor; 
at intersections where the 
presence of such housing 
type currently exists at the 
intersection. Other housing 
and commercial types along 
avenues, boulevards and 
parkways as identified in the 
Street Types Map where same 
types exist on one or more 
adjacent parcels. 

NURTURE, SUSTAIN, and
ACCELERATE -
Attached, semi-detached,
and detached

Primarily block-scale with 
some house-scale residential, 
commercial, or mix of uses 
1-8 stories (and potential 
occasional highrise);

Primarily within 1/4 mile of a 
Citywide Anchor.

Primarily detached; 
housescale
buildings; primarily
residential; 1-3 stories; beyond
1/2 mile from a Community
Anchor

Attached, semi-detached, and 
detached; house-scale and 
block-scale buildings; primarily 
residential with mixed use 
encouraged along avenues, 
boulevards and parkways as 
identified in the Street Types 
Map; 1-3+ stories; beyond 
1/2 mile from a Community 
Anchor
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LAND USE CATEGORIES

Place Type Community Anchors
Map Color

Abbreviation A-NC A-NMS A-UMS A-UC

Land Use Designation Neighborhood Crossing Neighborhood Main Street Urban Main Street Urban Center

Description/Intent Small, walkable mixed-use centers 
comprised of house-scale buildings 
embedded within otherwise residential 
neighborhoods.

Walkable, mixed-use centers 
comprised of house-scale buildings, 
some of which may be attached, 
lining two facing blocks, sometimes 
extending for several adjacent blocks.

Walkable, vertically-mixed use centers 
comprised of multi-story block-scale 
and house-scale buildings, most of 
which are attached, lining two facing 
blocks and extending for several 
adjacent blocks. 

Walkable, mixed-use center comprised 
of multi-story block-scale and some 
house-scale buildings, extending for 
several adjacent blocks and along 
side streets to start to form a district. 
May be anchored by a destination that 
attracts people from across the City. 

Applicability Small centers organized around an 
intersection where a predominantly 
horizontal mix of uses and activities 
is present or appropriate as a low-
intensity anchor for a surrounding 
neighborhood.

Medium-sized centers stretching along 
a main street where a predominantly 
horizontal mix of uses and activities is 
present or appropriate as a moderate-
intensity anchor for a surrounding 
neighborhood.

Medium-sized centers stretching 
along a main street where a vertical 
mix of uses and activities is present 
or appropriate as a moderate- to 
high-intensity anchor for a surrounding 
urban neighborhood.

Medium- to large sized centers 
extending through a district where a 
vertical mix of uses and activities is 
present or appropriate as a higher-
intensity anchor for a surrounding 
urban neighborhood.

Goals/Objectives Support organization of services, 
amenities, and opportunities in direct 
relationship to anchor neighborhoods, 
focusing investment toward areas that 
support plan goals and objectives.

Support organization of services, 
amenities, and opportunities in direct 
relationship to anchor neighborhoods, 
focusing investment toward areas that 
support plan goals and objectives.

Support organization of services, 
amenities, opportunities, housing 
choices in direct relationship to anchor 
neighborhoods, focusing investment 
toward areas that support plan goals 
and objectives, nodal development of 
continuous commercial corridors.

Support organization of services, 
amenities, opportunities, housing 
choices in direct relationship to anchor 
neighborhoods, focusing investment 
toward areas that support plan goals 
and objectives.

Performance Metrics # of new businesses and services 
locating within NC anchors, rents

# of new businesses and services 
locating within NMS anchors, rents

# of new businesses and services, 
housing infill, office, jobs locating 
within UMS anchors, rents

# of new businesses and services, 
housing infill, office, jobs locating 
within UMS anchors, rents

Form and Location 
Characteristics

NURTURE, SUSTAIN, and
ACCELERATE - Primarily detached,
single-family residences and
commercial and institutional uses.
Attached single-family, duplexes,
triplexes, quadplexes and large
homes (defined in the UDC as those
apartment buildings with up to 6
units), including those with active
ground floor commercial uses
(including live/work) along sidewalk,
are also permitted. Height: 1-3 stories.
Scale: house-scale.

NURTURE, SUSTAIN, and
ACCELERATE - Detached and
attached single-family, duplexes,
triplexes, quadplexes, large homes
and apartments, including those
with active ground floor commercial
uses (including live/work) along
sidewalk, as well as commercial and
institutional uses. Height: 1-5 stories.
Scales: house-scale and block-scale.

NURTURE, SUSTAIN, and
ACCELERATE - Primarily attached;
block-scale buildings; mix of uses 
with active ground floor uses along 
sidewalk; 1-7 stories

NURTURE, SUSTAIN, and
ACCELERATE - Primarily
attached; block-scale buildings;
mix of uses with active ground
floor uses along sidewalk; 1-12
stories
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LAND USE CATEGORIES

Place Type Citywide Anchors Corridors
Map Color

Abbreviation A-DT A-C CSL CSH

Land Use Designation Urban Core/  
Downtown

Medical & Institutional Campus Low Intensity Commercial & Services High Intensity Commercial & Services

Description/Intent Downtown is the walkable anchor for 
the City of Memphis. It is characterized 
by multi-story buildings with a vertical 
mix of uses and civic and institutional 
buildings that attract people from the 
entire region. 

Walkable hospital and university 
campuses that catalyze activity in 
adjacent mixed-use areas. 

Low intensity commercial and service 
areas typically not associated with 
anchors.

High intensity commercial and service 
areas typically not associated with 
anchors.

Applicability The downtown Central Business 
District.

Large, contiguous hospital facilities 
and university campuses.

Low-intensity, auto-oriented corridors 
not suitable or appropriate  for 
intensification.

High-intensity, auto-oriented corridors 
not suitable or appropriate  for further 
intensification.

Goals/Objectives Support continued reinvestment 
and intensificiation of the downtown 
core, housing choices, and economic 
development.

Support continued growth and 
development of medical and 
educational anchors.

Improved development patterns along 
auto-oriented commercial corridors, 
revitalization.

Maintainance of larger-scale 
commercial centers where viable. 

Performance Metrics # and type of jobs, new square footage 
construction, new business starts, % 
increase in occupancy, increase in 
property values

# and type of jobs, new square footage 
construction, new business starts, % 
increase in occupancy, increase in 
property values

% increase in occupancy, increase in 
property values

% increase in occupancy, increase in 
property values

Form and Location 
Characteristics

NURTURE, SUSTAIN, and
ACCELERATE -
Primarily attached

Block-scale Buildings

Mix of uses with active ground floor
uses along sidewalk

High-rise

Multiple blocks

NURTURE, SUSTAIN and
ACCELERATE - Attached and
detached

House-scale and block acale buildings

Mix of uses with focus on institutional
uses and active ground floor uses
fronting primary streets

Mid-rise with some high-rise

Multiple blocks

Commercial and service uses

1-4 stories

Commercial and service uses with 
mixed use encouraged along avenues, 
boulevards and parkways as identified 
in the Street Types Map

1-7 stories
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Place Type Parks and Civic Space            
Map Color

Abbreviation OSN PQP PR

Land Use Designation Open Space & Natural Features Public & Quasi-Public Buildings & Uses Parks & Recreation Facilities

Description/Intent Wildlands, waterways, and natural features with a 
focus on preservation and occasional opportunities 
for passive recreation. Conservation Agriculture.

Civic buildings, schools, religious institutions and 
community facilities.

Public parks and active recreation facilities managed 
by the Division of Parks and Neighborhoods, other 
government agency, or nonprofit by contract.

Applicability Wildlands, waterways, and natural features. Civic buildings, schools, churches, community 
facilities.

Public parks and recreation spaces managed by 
the Division of Parks and Neighborhoods, other 
government agency, or nonprofit by contract.

Goals/Objectives Preservation, restoration, and maintenance of natural 
habitat, flood control, environmental stewardship, 
passive recreation.

Institutional uses contributing to anchors, 
anchor neighborhoods, residential communities, 
contributions to civic space framework.

Active and passive recreation, greening, stewardship, 
increased accessibility to open space, increased 
open space/Memphian ratio.

Performance Metrics Per capita open space acreage, open space 
proximity, permeable surfaces, water quality, air 
quality

Per capita parks acreage, parks proximity, design 
quality and utilization

Form and Location 
Characteristics

Conservation and recreational uses Recreational and institutional uses Recreational uses
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Place Type Special Use Areas/Employment Areas          
Map Color

Abbreviation I IF TL

Land Use Designation Industrial Industrial Flex Transportation & Logistics Facilities

Description/Intent Higher intensity industrial areas. Lower intensity industrial areas with a mix of uses 
and building scales that are generally compatible 
with nearby neighborhoods.

Airports, ports, railyards, and other traffic-generating 
uses that require significant space for staging and 
maneuvering activities.

Applicability Single use heavy and light industrial uses that are 
not suitable for adjacency to neighborhoods and 
are located on parcels of a size that is appropriate 
for continued productive use. "High impact" 
manufacturing.

Suitable for light manufacturing, service, 
light industrial, compatibility with adjacent 
neighborhoods.

Warehousing, logistics, transportation, and storage.

Goals/Objectives Preservation/maintenance of manufacturing/
industrial jobs where suitable, protection of 
neighborhoods from impactful uses and activities.

Evolution of single use industrial zones into mixed-
use environments that are compatible with adjacent 
neighborhoods.

Continued preservation, maintenance, and 
intensification where appropriate of job centers 
related to transportation and logistics.

Performance Metrics # and type of jobs, new square footage construction, 
new business starts, rents, redevelopment of existing 
industrial space, % increase in occupancy, increase 
in property values

# and type of jobs, new square footage construction, 
new business starts, rents, redevelopment of existing 
industrial space, % increase in occupancy, increase 
in property values

# and type of jobs, new square footage construction, 
new business starts, rents, redevelopment of existing 
industrial space

Form and Location 
Characteristics

Industrial Industrial with some commercial and service uses Transportation and logistics

1-10 stories 1-6 stories
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Place Type Transitional Areas            
Map Color

Abbreviation TN TC TI

Land Use Designation Transitional Neighborhood Transitional Commercial Transitional Industrial

Description/Intent Neighborhoods with high vacancy, natural hazards, 
contamination, and other factors that make recovery 
difficult and which may be appropriate for other 
uses.

Declining or abandoned commercial areas that 
are transitioning or are intended to transition from 
current outdated commercial uses to other more 
appropriate uses.

Declining or abandoned industrial areas that are 
transitioning or are intended to transition from 
current outdated industrial uses to other more 
appropriate uses.

Applicability Areas that have been impacted by excessive 
vacancy, environmental hazards (flooding, 
brownfields), other conditions that make new 
investment/development difficult, but where existing 
residential activity will continue over the long term.

Abandoned/disinvested commercial areas in places 
where there is saturation and should be deprioritized 
for additional reinvestment.

Brownfields and underutilized/vacant industrial land, 
parcels otherwise not suitable for new industrial 
use, current and future land values not conducive to 
intensive development.

Goals/Objectives Increased open space, environmental remediation, 
focusing investment away from areas not 
appropriate for continued investment, greening, job 
creation, training, stewardship.

Increased open space, environmental remediation, 
focusing investment away from areas not 
appropriate for continued investment, greening, 
job creation, training, stewardship, deconstruction 
of continuous commercial corridors to nodes of 
activity.

Increased open space, environmental remediation, 
focusing investment away from areas not 
appropriate for continued investment, greening, job 
creation, training, stewardship, deconstruction of 
legacy industrial facilities.

Performance Metrics Increased open space and natural habitat, 
permeable surfaces, water quality, reduced blight, # 
and type of jobs.

Increased open space and natural habitat, 
permeable surfaces, water quality, reduced blight, # 
and type of jobs.

Increased open space and natural habitat, 
permeable surfaces, water quality, reduced blight, # 
and type of jobs, remediated acres.

Form and Location 
Characteristics

n/a n/a n/a
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Anchor Neighborhood - Primarily Single-Unit
AN-S

Primarily Single-Unit Anchor Neighborhoods are characterized by 
house scale buildings between one and three stories high. A mixture 
of detached and semi-detached homes fills this residential designation 
around the anchor location, mostly consisting of single-family homes 
or duplexes. These neighborhoods are located within a 10-minute walk 
of the anchor, making residential more accessible for pedestrians to 
anchor amenities. 

COMMUNITIES

Description/Intent Walkable neighborhoods within a 5-10 minute walk of a 
Community Anchor. These neighborhoods are made up of 
single-unit and duplex housing. 

Applicability Places where existing single family neighborhoods can be 
strengthened through renovation, stabilization, and infill in a 
walkable and transit-oriented/supportive pattern.

Goals/Objectives Preservation and stabilization of neighborhoods, focusing 
investment toward areas that support plan goals and objectives, 
locating housing near services and jobs, building up not out.

Performance Metrics Number of renovated housing units in anchor neighborhoods, 
number and type of infill housing units in anchor 
neighborhoods.

Zoning Notes Generally compatible with the following zone districts: R-15,
R-10, R-8, R-6, R-3, RU-1, MDR in accordance with Form and
characteristics listed below. Consult zoning map and
applicable overlays for current and effective regulations. May
consider rezonings within anchor neighborhood areas (eg
from R- to RU-), as appropriate, at the time of a small area plan.

Form and Location 
Characteristics

NURTURE - Primarily detached, single-family residences. 
Attached single-family residences permitted on parcels within 
100 feet of an anchor.  Height: 1-2 stories. Scale: house-scale.

SUSTAIN - Primarily detached, single-family residences. 
Attached single-family residences permitted on parcels within 
100 feet of an anchor and along avenues, boulevards and 
parkways as identified in the Street Types Map. Height: 1-3 
stories. Scale: house-scale.

ACCELERATE - Primarily detached, single-family residences. 
Attached single-family, duplexes, triplexes and quadplexes 
permitted on parcels within 100 feet of an anchor; at 
intersections where the presence of such housing type 
currently exists at the intersection and along avenues, 
boulevards and parkways as identified in the Street Types Map. 
Height: 1-3 stories. Scale: house-scale.
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Hickory Hill

Anchor Neighborhood - Primarily Single-Unit (AN-S)

COMMUNITIES
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Anchor Neighborhood - Mix of Building Types
AN-M

Mix of Building Types Anchor Neighborhoods are a combination of 
one to three-story house-scale buildings with building scale large 
home and apartments of up to four stories closes to anchors and along 
corridors. In these neighborhoods is a mix of attached, semi-detached, 
and detached residential, all located within a 10-minute walk from 
the anchor destination. Any mixed-use is along corridors, allowing 
shopping destinations to connect between mixed-use and residential 
neighborhoods. 

COMMUNITIES

Description/Intent Walkable neighborhoods within a 5-10 minute walk of a 
Community Anchor. These neighborhoods are made up of a 
mix of single-unit and multi-unit housing.

Applicability Places where a mix of residential and mixed-use building types 
are present or appropriate to encourage through infill in a 
walkable and transit-oriented/supportive pattern.

Goals/Objectives Preservation, stabilization, and/or intensification of 
neighborhoods, focusing investment toward areas that support 
plan goals and objectives, locating housing near services, jobs, 
transit, building up not out.

Performance Metrics Number of renovated housing units in anchor neighborhoods, 
number and type of infill housing units in anchor 
neighborhoods.

Zoning Notes Generally compatible with the following zone districts: RU-2,
RU-3, RU-4, R-SD, R-R, MDR in accordance with Form and
characteristics listed below. Consult zoning map and
applicable overlays for current and effective regulations. May
consider rezonings within anchor neighborhood areas, as
appropriate, at the time of a small area plan. Height
calibration.

Form and Location 
Characteristics

NURTURE/SUSTAIN - Primarily detached, single-family 
residences.  Attached single-family, duplexes, triplexes and 
quadplexes permitted on parcels within 100 feet of an anchor 
and at intersections where the presence of such housing type 
currently exists; Other housing and commercial types along 
avenues, boulevards and parkways as identified in the Street 
Types Map where same types exist on two or more adjacent 
parcels. Height: 1-3 stories. Scale: house-scale.

ACCELERATE: Primarily detached, single-family house-scale 
residences of 1-3 stories in height.  Attached, house-scale 
single-family, duplexes, triplexes and quadplexes of 1-3 stories in 
height permitted on parcels within 200 feet of an anchor and at 
intersections where the presence of such housing type currently 
exists. Building-scale large homes and apartments of 2-4 stories 
in height permitted on parcels within 100 feet of an anchor; at 
intersections where the presence of such housing type currently 
exists at the intersection. Other housing and commercial types 
along avenues, boulevards and parkways as identified in the Street 
Types Map where same types exist on one or more adjacent 
parcels. 
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N. Tucker between Madison Ave. and  Court Ave.

Anchor Neighborhood - Mix of Building Types (AN-M)

COMMUNITIES
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Anchor Neighborhood – Urban
AN-U

Urban Anchor Neighborhoods are destinations for public and private 
amenities that are within walkable distance to a Citywide Anchor. Most 
buildings are between three and seven stories with an occasional high 
rise and are a mixture of attached and unattached. The scale of buildings 
is largely at the block level with some multiplex footprints, making an 
Anchor Neighborhood - Urban a diverse living and shopping community 
surrounding a local anchor. Green space may be interspersed to provide 
community common space.  

COMMUNITIES 

Description/Intent Walkable residential and mixed-use districts within a 5-10 minute 
walk of a Citywide Anchor, consisting of block-scale buildings.

Applicability Areas around Urban Core/Downtown and Medical Districts and 
Institutional Campuses with large lots suitable for large block-
scale infill and redevelopment. 

Goals/Objectives Support continued reinvestment and intensification of areas 
within walking distance to urban core and medical and 
educational anchors to support those anchors.

Performance Metrics Number of renovated housing units in anchor neighborhoods, 
number and type of infill housing units in anchor 
neighborhoods.

Zoning Notes Generally compatible with the following zone districts: RU-4,
RU-5, R-B in accordance with Form and characteristics listed
below. Consult zoning map and applicable overlays for
current and effective regulations. May consider rezonings
within anchor neighborhood areas as appropriate, at the
time of a small area plan. Height calibration.

Form and Location 
Characteristics

NURTURE, SUSTAIN, and ACCELERATE -
Buildings attached, semi-detached, and detached
Primarily block-scale with some house-scale

Residential, commercial, or mix of uses

1-8 stories height (and potential occasional high-rise)

Primarily within 1/4 mile of a Citywide Anchor
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Edge District, Photo Credit: Downtown Memphis Commission

Anchor Neighborhood - Urban (AN-U)

COMMUNITIES 
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Primarily Single-Unit Neighborhood
NS

Primarily Single-Unit Neighborhoods are located greater than a half-
mile outside of any anchor destination. These neighborhoods contain 
mostly detached, house scale residences, serving mostly single-family 
style living. This is considered the typical suburban community that is 
not as walkable or accessible from an anchor. 

COMMUNITIES 

Description/Intent Residential neighborhoods consisting primarily of single-unit 
houses that are not near a Community Anchor.

Applicability Places that consist of single unit houses and are not physically 
connected through streets and paths to at least one Citywide or 
Community Anchor.

Goals/Objectives Preservation/maintenance of existing single family housing 
stock and neighborhoods

Performance Metrics Stable/positive occupancy trends

Zoning Notes Generally compatible with the following zone districts: R-E, R-15,
R-10, R-8 in accordance with Form and characteristics listed 
below. Consult zoning map and applicable overlays for current 
and effective regulations. Changes unlikely; may consider 
rezonings, as appropriate, at the time of a small area plan.

Form and Location 
Characteristics

Primarily detached

House-scale buildings

Primarily residential

1-3 stories

Beyond 1/2 mile from a Community Anchor
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Belle Meade

Primarily Single-Unit Neighborhood (NS)

COMMUNITIES 
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Primarily Multifamily Neighborhood
NM

Multifamily Neighborhoods are characterized by their house and block 
size buildings that are a combination of attached, detached and semi-
attached homes. These neighborhoods are major residential hubs 
that consist of apartment complexes and condominiums, and located 
greater than a 10-minute walk outside of the closest anchor. 

COMMUNITIES 

Description/Intent Residential neighborhoods consisting primarily of multi-unit 
buildings that are not near a Community Anchor.

Applicability Places that consist primarily of multi-unit buildings and are not 
physically connected through streets and paths to at least one 
Citywide or Community Anchor.

Goals/Objectives Preservation/maintenance of existing multi-family housing

Performance Metrics Stable/positive occupancy trends

Zoning Notes Generally compatible with the following zone districts:
RU-3, RU-4, RU-5, R-MP in accordance with Form and
characteristics listed above. Consult zoning map and
applicable overlays for current and effective regulations.
Changes unlikely. Unclear that existing multifamily
areas are compatible with RU- standards. Some
height calibration. May consider rezoning, as appropriate,
at the time of a small area plan.

Form and Location 
Characteristics

Attached, semi-detached, and detached

House-scale and some block-scale  buildings

Primarily residential with mixed use encouraged along avenues, 
boulevards and parkways as identified in the Street Types Map

1-3+ stories height

Beyond 1/2 mile from a Community Anchor
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East

Primarily Multifamily Neighborhood (NM)

COMMUNITIES 
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Neighborhood Crossing
A-NC

Neighborhood Crossing anchors are characterized by primarily 
detached house-scale buildings anchored by community institutions. 
Neighborhood Crossings provide convenient services to the 
surrounding residential neighborhoods in which they are embedded, 
allowing neighbors to walk or bike there. A neighborhood crossing can 
serve as a destination where neighbors rub elbows, and when thriving, 
can contribute to community character and identity.

ANCHORS 

Description/Intent Small, walkable mixed-use centers comprised of house-
scale buildings embedded within otherwise residential 
neighborhoods.

Applicability Small centers organized around an intersection where  
predominantly horizontal mix of uses and activities is present 
or appropriate as a low-intensity anchor for a surrounding 
neighborhood.

Goals/Objectives Support organization of services, amenities, and opportunities 
in direct relationship to anchor neighborhoods, focusing 
investment toward areas that support plan goals and objectives.

Performance Metrics Number of new businesses and services locating within NC 
anchors, rents.

Zoning Notes Generally compatible with the following zone districts: RW
in accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings within anchor
neighborhood areas as appropriate, at the time of a small area
plan.

Additional analysis needed regarding where this zone is
applied. May need a new or modified CMU zone to
accommodate this kind of form and suite of uses.

Form and Location 
Characteristics

NURTURE, ACCELERATE, and SUSTAIN
Primarily detached, single-family residences and commercial
and institutional uses. Attached single-family, duplexes, 
triplexes, quadplexes and large homes (defined in the UDC as 
those apartment buildings with up to 6 units), including those 
with active ground floor commercial uses (including live/work) 
along sidewalk, are also permitted. Height: 1-3 stories. Scale: 
house-scale.
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Mississippi Blvd. at Walker Ave.

Neighborhood Crossing (A-NC)

ANCHORS 
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Neighborhood Main Street
A-NMS

Neighborhood Main Street anchors are characterized by attached and 
detached mixed-use buildings that line the perimeter of the block along 
a street and may span several adjacent blocks. Neighborhood Main 
Streets provide retail and services to the surrounding neighborhoods. 
They serve as walkable or bikeable destinations where community 
members can meet multiple daily needs in a single trip. When thriving, 
they are nodes of activity that enliven a neighborhood.

ANCHORS 

Description/Intent Walkable, mixed-use centers comprised of house-scale 
buildings, some of which may be attached, lining two facing 
blocks, sometimes extending for several adjacent blocks.

Applicability Medium-sized centers stretching along a main street where a 
predominantly horizontal mix of uses and activities is present or 
appropriate as a moderate-intensity anchor for a surrounding 
neighborhood.

Goals/Objectives Support organization of services, amenities, and opportunities 
in direct relationship to anchor neighborhoods, focusing 
investment toward areas that support plan goals and objectives.

Performance Metrics Number of new businesses and services locating within NMS 
anchors, rents.

Zoning Notes Generally compatible with the following zone districts: MU, NC,
CMU-1, CMU-2 with frontage requirements (MO District) in
accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings within anchor
neighborhood areas as appropriate, at the time of a small area
plan.

Analysis to determine if minimum lot sizes and parking
requirements are suitable to promote infill. Recommend
embedding private frontage standards into zones.

Form and Location 
Characteristics

NURTURE, ACCELERATE, and SUSTAIN - Detached and 
attached singlefamily, duplexes, triplexes, quadplexes, large 
homes and apartments, including those with active ground floor 
commercial uses (including live/work) along sidewalk, as well 
as commercial and institutional uses. Height: 1-5 stories. Scales: 
house-scale and block-scale.
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Walker Ave. Between Brister and S. Highland

Neighborhood Main Street (A-NMS)

ANCHORS 
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Urban Main Street
A-UMS

Urban Main Street anchors are characterized by attached mixed-use 
buildings that span multiple blocks along a street. An Urban Main 
Street provides retail and services to surrounding neighborhoods in 
a pedestrian-friendly environment, making it possible to accomplish 
several errands in a single trip. An Urban Main Street is a center of 
activity and supports a shared sense of community.

ANCHORS 

Description/Intent Walkable, vertically-mixed use centers comprised of multi-
story block-scale and house-scale buildings, most of which are 
attached, lining two facing blocks and extending for several 
adjacent blocks. 

Applicability Medium-sized centers stretching along a main street where a 
vertical mix of uses and activities is present or appropriate as 
a moderate to high-intensity anchor for a surrounding urban 
neighborhood.

Goals/Objectives Support organization of services, amenities, opportunities, and 
housing choices in direct relationship to anchor neighborhoods, 
focusing investment toward areas that support plan goals and 
objectives, nodal development of continuous commercial 
corridors.

Performance Metrics Number of new businesses and services, housing infill, office, 
jobs locating within UMS anchors, rents.

Zoning Notes Generally compatible with the following zone districts: MU, NC,
CMU-2 with frontage requirements (MO District), CMP-2, SM in
accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings within anchor
neighborhood areas as appropriate, at the time of a small area
plan.

Analysis to determine if minimum lot sizes and parking
requirements are suitable to promote infill in all applicable
zones. Recommend embedding private frontage standards
into zones. Height calibration.

Form and Location 
Characteristics

NURTURE, SUSTAIN, and ACCELERATE

Buildings primarily attached

Block-scale buildings

Mix of uses

1-7 stories height
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S. Highland Between Midland and Central Ave.

Urban Main Street (A-UMS)

ANCHORS 
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Urban Center
A-UC

Urban Center anchors are characterized by attached buildings that 
continue for multiple blocks along a street. An Urban Center includes 
a vertical mix of uses, featuring civic and cultural institutions that 
serve many neighborhoods or the entire city and which may anchor 
the center. An Urban Center is a destination for walkable retail, service, 
and leisure, but accessible from across the city by multiple modes of 
transportation. Green space may be interspersed to provide community 
common space. 

ANCHORS 

Description/Intent Walkable, mixed-use center comprised of multi-story block-
scale and some house-scale buildings, extending for several 
adjacent blocks and alongside streets to start to form a district. 
May be anchored by a destination that attracts people from 
across the City. 

Applicability Medium to large sized centers extending through a district 
where a vertical mix of uses and activities is present or 
appropriate as a higher-intensity anchor for a surrounding urban 
neighborhood.

Goals/Objectives Support organization of services, amenities, opportunities, and 
housing choices in direct relationship to anchor neighborhoods, 
focusing investment toward areas that support plan goals and 
objectives.

Performance Metrics Number of new businesses and services, housing infill, office, 
jobs locating within UMS anchors, rents.

Zoning Notes Generally compatible with the following zone districts CMU-3
with frontage requirements (MO District), CMP-1, SE in
accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings within anchor
neighborhood areas as appropriate, at the time of a small area
plan.

Analysis to check that minimum lot sizes and parking
requirements are suitable to promote infill in all applicable
zones. Recommend embedding private frontage standards
into zones. Height calibration.

Form and Location 
Characteristics

NURTURE, SUSTAIN, and ACCELERATE

Buildings primarily attached

Block-scale buildings

Mix of uses
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Poplar at Mendenhall

Urban Center (A-UC)

ANCHORS 
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Urban Core/ Downtown
A-DT

Downtown is the anchor for the City of Memphis. It is characterized by 
mid and high-rise mixed-use buildings placed close to the sidewalk 
to create a thriving pedestrian environment which is supported by 
high quality streetscapes and public spaces. Downtown is a Citywide 
destination where people work, live, shop, and play. It is accessible from 
across the City by multiple modes of transportation. Green space may 
be interspersed to provide community common space. 

ANCHORS 

Description/Intent Downtown is the walkable anchor for the City of Memphis. It is 
characterized by multi-story buildings with a vertical mix of uses 
and civic and institutional buildings that attract people from the 
entire region. 

Applicability The Downtown Central Business District.

Goals/Objectives Support continued reinvestment and intensification of the 
Downtown core, housing choices, and economic development.

Performance Metrics Number and type of jobs, new square footage construction, 
new business starts, % increase in occupancy, increase in 
property values

Zoning Notes Generally compatible with the following zone districts CBD in
accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings within anchor
neighborhood areas as appropriate, at the time of a small area
plan.

Analysis of existing frontage/setback standards to ensure
good downtown form. Consider building envelope standards
to provide more definition to height and bulk.

Form and Location 
Characteristics

NURTURE, SUSTAIN, and ACCELERATE -
Buildings primarily attached Block-scale buildings

Mix of uses

High-rise

Multiple blocks of extent
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Downtown

Urban Core/ Downtown (A-DT)

ANCHORS 
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Medical & Institutional Campus
A-C

Medical and Institutional Campus anchors are characterized by a mix 
of building types and sizes that primarily serve a single institutional 
use and may include supportive uses and activities. These anchors are 
walkable places that catalyze activity in adjacent mixed-use anchors 
and provide a transition of building form and scale where they are 
adjacent to residential neighborhoods. These areas are accessible from 
across the city by multiple modes of transportation Green space may be 
interspersed to provide community common space. 

ANCHORS 

Description/Intent Walkable hospital and university campuses that catalyze activity 
in adjacent mixed-use areas. 

Applicability Large, contiguous hospital facilities and university campuses.

Goals/Objectives Support continued growth and development of medical and 
educational anchors.

Performance Metrics Number and type of jobs, new square footage construction, 
new business starts, % increase in occupancy, increase in 
property values

Zoning Notes Generally compatible with the following zone districts UH,
CMU-3 in accordance with Form and characteristics listed
above. Consult zoning map and applicable overlays for
current and effective regulations. May consider rezonings
within anchor neighborhood areas as appropriate, at the time
of a small area plan.

Analysis to determine if CMU-3 is appropriate zone
district to apply to these types of uses.

Form and Location 
Characteristics

NURTURE, SUSTAIN, and ACCELERATE
Buildings attached and detached

House-scale and block-scale buildings

Mix of uses with focus on institutional uses

Mid-rise with some high-rise

Multiple blocks of extent
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University of Memphis

Medical & Institutional Campus (A-C)

ANCHORS 
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Low Intensity Commercial & Services
CSL

Low Intensity Commercial and Service areas consist of low-rise 
buildings accessible mainly by a car and can encompass up to 5 acres 
of land for one building. These service areas are outside of the anchor 
boundary and are usually located along a corridor or within its own area 
of multiple commercial and service amenities.

CORRIDORS 

Description/Intent Low Intensity Commercial and Service areas typically not 
associated with anchors.

Applicability Low intensity, auto-oriented corridors not suitable or 
appropriate for intensification.

Goals/Objectives Improved development patterns along auto-oriented 
commercial corridors, revitalization

Performance Metrics % increase in occupancy, increase in property values

Zoning Notes Generally compatible with the following zone districts: CMU-1
without frontage requirements, OG, SDBP in accordance with
Form and characteristics listed above. Consult zoning map and
applicable overlays for current and effective regulations. May
consider rezonings, as appropriate, at
the time of a small area plan.

Analysis for where these standards can be
applied and approved

Form and Location 
Characteristics

Commercial and services uses

1-4 stories height
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LAND USE CATEGORIES

Summer Ave. at Bartlett Rd.

Low Intensity Commercial & Services (CSL)

CORRIDORS 
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LAND USE CATEGORIES

High Intensity Commercial & Services
CSH

High Intensity Commercial and Service areas are similar to low intensity 
areas in that they also attract residents from near and far for various 
commercial businesses and can service greater than a 3-mile radius. 
These areas are auto-oriented and located outside of anchors. Building 
sizes can vary in height, but have a much greater floor footprint with 
often more leasable space than low intensity areas, and often will not be 
suitable for future intensification of the area. 

CORRIDORS

Description/Intent High Intensity Commercial and Service areas typically not 
associated with anchors.

Applicability High intensity, auto-oriented corridors not suitable or 
appropriate for further intensification.

Goals/Objectives Maintenance of larger-scale commercial centers where viable

Performance Metrics % increase in occupancy, increase in property values

Zoning Notes Generally compatible with the following zone districts: CMU-2,
CMU-3 without frontage requirements, C-G in accordance with
Form and characteristics listed above. Consult zoning map and
applicable overlays for current and effective regulations.
May consider rezonings, as appropriate, at the time of a
small area plan.

Analysis for where these standards can be applied and
approved

Form and Location 
Characteristics

Commercial and services uses with mixed use encouraged 
along avenues, boulevards and parkways as identified in the 
Street Types Map

1-7 stories height
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LAND USE CATEGORIES

Wolfchase Mall, N. Germantown Pkwy.

High Intensity Commercial & Services (CSH)

CORRIDORS
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LAND USE CATEGORIES

Open Spaces & Natural Features
OBN

Open Spaces and Natural Features are mainly natural features with 
a focus on preservation and sometimes allow for passive recreation, 
such as wildlands, wetlands, or waterways. These lands mainly perform 
environmental functions that allow for natural wildlife and ecological 
interactions to occur, therefore, necessitating conservation practices 
when applicable. 

PARKS & CIVIC SPACE

Description/Intent Wildlands, waterways, and natural features with a focus 
on preservation and occasional opportunities for passive 
recreation. Conservation Agriculture.

Applicability Wildlands, waterways, and natural features.

Goals/Objectives Preservation, restoration, and maintenance of natural habitat, 
flood control, environmental stewardship, passive recreation

Performance Metrics Per capita open space acreage, open space proximity, 
permeable surfaces, water quality, air quality

Zoning Notes Generally compatible with the following zone districts: OS,
FW, CA in accordance with Form and characteristics listed
above. Consult zoning map and applicable overlays for
current and effective regulations. Changes unlikely; may
consider rezonings, as appropriate, at the time of a small
area plan.

Analysis to understand how uses like wind farms, solar
farms, stormwater facilities, community gardens/CSAs,
apiaries, timber harvesting, or other similar uses are integrated 
into these zones.

Form and Location 
Characteristics

Conservation and recreational uses
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LAND USE CATEGORIES

Audubon Park, Photo: Spotlight Productions

Open Spaces & Natural Features (OBN)

PARKS & CIVIC SPACE
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LAND USE CATEGORIES

Public & Quasi-Public Buildings & Uses
PQP

Public and Quasi-Public Building areas are public buildings used for 
recreation or as an institution, such as schools, churches, community 
center, libraries, and civic buildings. These places are easily accessible 
by foot or automobile and have formal access points that address the 
street. 

PARKS & CIVIC SPACE 

Description/Intent Civic buildings, schools, religious institutions and community 
facilities.

Applicability Civic buildings, schools, churches, community facilities.

Goals/Objectives Institutional uses contributing to anchors, anchor 
neighborhoods, residential communities, contributions to civic 
space framework

Zoning Notes Generally compatible with the following zone districts: CIV in
accordance with Form and characteristics listed above. Consult
zoning map and applicable overlays for current and effective
regulations. Changes unlikely; may consider rezonings, as
appropriate, at the time of a small area plan.

Form and Location 
Characteristics

Recreational and Institutional uses
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LAND USE CATEGORIES

Hickory Hill Community Center

Public & Quasi-Public Buildings & Uses (PQP)

PARKS & CIVIC SPACE 
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LAND USE CATEGORIES

Parks & Recreational Facilities 
PR

Parks and Recreational Facilities are designated public spaces that are 
meant to be walkable with forms of active and passive recreation. These 
areas usually contain formal access points from the street and can be 
any size up to a regional park. 

PARKS & CIVIC SPACE 

Description/Intent Public parks and active recreation facilities managed by the 
Division of Parks and Neighborhoods, other government 
agency, or nonprofit by contract.

Applicability Public parks and recreation spaces managed by the Division 
of Parks and Neighborhoods, other government agency, or 
nonprofit by contract

Goals/Objectives Active and passive recreation, greening, stewardship, increased 
accessibility to open space, increased open space/Memphian 
ratio

Performance Metrics Per capita parks acreage, parks proximity, design quality and 
utilization

Zoning Notes Generally compatible with the following zone districts: P in
accordance with Form and characteristics listed above. Consult
zoning map and applicable overlays for current and effective
regulations. Changes unlikely; may consider rezonings, as
appropriate, at the time of a small area plan.

Form and Location 
Characteristics

Recreational uses

Memphis 3.0110 Our Framework For Change



LAND USE CATEGORIES

Hickory Hill Park

Parks & Recreational Facilities (PR)

PARKS & CIVIC SPACE 
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LAND USE CATEGORIES

Industrial 
I

Industrial areas are primarily higher intensity forms that are not suitable 
next to neighborhoods. These active areas are located on land where it 
is productive for the continued existence of high impact manufacturing 
and would not need to change to another usage. Industrial areas are 
usually located alongside highways and thus are majorly accessed by 
cars, trucks, and freight infrastructure.

SPECIAL USE & EMPLOYMENT AREAS 

Description/Intent Higher intensity industrial areas.

Applicability Single-use heavy and light industrial uses that are not suitable 
for adjacency to neighborhoods and are located on parcels of 
a size that is appropriate for continued productive use. "High 
impact" manufacturing.

Goals/Objectives Preservation/maintenance of manufacturing/industrial jobs 
where suitable, protection of neighborhoods from impactful 
uses and activities

Performance Metrics Number and type of jobs, new square footage construction, 
new business starts, rents, redevelopment of existing industrial 
space, % increase in occupancy, increase in property values

Zoning Notes Generally compatible with the following zone districts: IH
in accordance with Form and characteristics listed
above. Consult zoning map and applicable overlays for
current and effective regulations.
May consider rezonings, as appropriate, at the time of a
small area plan to limit the use of this district specifically
to noxious and/or incompatible high-intensity industrial
uses.

Form and Location 
Characteristics

Industrial

1-10 stories
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LAND USE CATEGORIES

ADM Southern Cotton Oil Plant at Chelsea and Fairfax

Industrial (I)

SPECIAL USE & EMPLOYMENT AREAS 
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LAND USE CATEGORIES

Industrial Flex
IF

Industrial Flex land allows for mixed-use, which makes this land versatile 
for development and employment as it is also not on conservation lands 
or floodplain. This area is lower intensity manufacturing, usually at 
the scale of one to three stories and can be located next to residential 
neighborhoods due to their low emissions of sound, light and air 
pollution.

SPECIAL USE & EMPLOYMENT AREAS 

Description/Intent Lower intensity industrial areas with a mix of uses and 
building scales that are generally compatible with nearby 
neighborhoods.

Applicability Suitable for light manufacturing, service, light industrial, 
compatibility with adjacent neighborhoods

Goals/Objectives Evolution of single use industrial zones into mixed-use 
environments that are compatible with adjacent neighborhoods

Performance Metrics Number and type of jobs, new square footage construction, 
new business starts, rents, redevelopment of existing industrial 
space, % increase in occupancy, increase in property values

Zoning Notes Generally compatible with the following zone districts: EMP,
ULI n accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations.

May consider establishing Industrial mixed-use zones or
CMU- zones that can accommodate compatible
production-oriented facilities related to neighborhoods, using
EMP more specifically to certain kinds of development (at the
time of a small area plan).

Form and Location 
Characteristics

Industrial with some commercial and service uses

1-6 stories
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LAND USE CATEGORIES

Getwell Road

Industrial Flex (IF)

SPECIAL USE & EMPLOYMENT AREAS 
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LAND USE CATEGORIES

Transportation & Logistics Facilities
TL

These land areas are known for their transportation and logistics 
employment services, such as airports, ports, railyards, and other freight 
uses. These facilities usually require large areas of land and are mainly 
accessible by highways. Transportation and Logistics Facilities generate 
a large amount of regional employment due to the needs of varying skill 
levels and involve dispersal of goods regularly.

SPECIAL USE & EMPLOYMENT AREAS 

Description/Intent Airports, ports, railyards, and other traffic-generating uses that 
require significant space for staging and maneuvering activities.

Applicability Warehousing, logistics, transportation, and storage.

Goals/Objectives Continued preservation, maintenance, and intensification where 
appropriate job centers related to transportation and logistics

Performance Metrics Number and type of jobs, new square footage construction, 
new business starts, rents, redevelopment of existing industrial 
space

Zoning Notes Generally compatible with the following zone districts: WD, IH*
in accordance with Form and characteristics listed above.
Consult zoning map and applicable overlays for current and
effective regulations.

May want to consider zoning specifically for transportation
and logistics facilities.

Form and Location 
Characteristics

Transportation and logistics
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LAND USE CATEGORIES

Memphis International Airport

Transportation & Logistics Facilities (TL)

SPECIAL USE & EMPLOYMENT AREAS 
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LAND USE CATEGORIES

Transitional Neighborhood
TN

Transitional Neighborhoods are distressed neighborhoods with high 
vacancy rates mixed with existing residential activity that will continue 
over the long term. These neighborhoods are sometimes left over from 
environmental hazards such as flooding and brownfields and/or other 
conditions that make future investment difficult and are often unable to 
recover. 

TRANSITIONAL AREAS

Description/Intent Neighborhoods with high vacancy, natural hazards, 
contamination, and other factors that make recovery difficult 
and which may be appropriate for other uses.

Applicability Areas that have been impacted by excessive vacancy, 
environmental hazards (flooding, brownfields), other conditions 
that make new investment/development difficult, but where 
existing residential activity will continue over the long term

Goals/Objectives Increased open space, environmental remediation, focusing 
investment away from areas not appropriate for continued 
investment, greening, job creation, training, stewardship

Performance Metrics Increased open space and natural habitat, permeable surfaces, 
water quality, reduced blight, number and type of jobs

Zoning Notes Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings of residential
zone areas with a high occurrence of vacancy and little
potential for infill and investment (at the time of a small area
plan). This could be created with an overlay zone (eg
Youngstown - "limited services overlay") that would allow/
encourage more creative land recycling uses (wind & solar,
stormwater, community gardens, apiaries, timber harvesting,
etc.). Could also consider increasing minimum lot sizes or
other tools to encourage land consolidation/banking

Form and Location 
Characteristics

n/a
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LAND USE CATEGORIES

Transitional Commercial
TC

Transitional Commercial areas are commercial areas that have faced 
decline and disinvestment over years. These areas are usually saturated 
with vacant business fronts that are intended to transition from outdated 
commercial uses to more appropriate uses over time but not prioritized 
for reinvestment.

TRANSITIONAL AREAS 

Description/Intent Declining or abandoned commercial areas that are transitioning 
or are intended to transition from current outdated commercial 
uses to other more appropriate uses.

Applicability Abandoned/disinvested commercial areas in places where 
there is saturation and should be deprioritized for additional 
reinvestment

Goals/Objectives Increased open space, environmental remediation, focusing 
investment away from areas not appropriate for continued 
investment, greening, job creation, training, stewardship, 
deconstruction of continuous commercial corridors to nodes 
of activity

Performance Metrics Increased open space and natural habitat, permeable surfaces, 
water quality, reduced blight, number and type of jobs

Zoning Notes Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings, as
appropriate, at the time of a small area plan. This could be
created with an overlay zone that would allow/encourage
more creative land recycling uses (wind & solar, stormwater,
community gardens, apiaries, timber harvesting, etc.)

Form and Location 
Characteristics

n/a

Memphis 3.0 119Our Framework For Change



LAND USE CATEGORIES

Transitional Industrial
TI

Transitional Industrial areas are identified by the declining or abandoned 
industries located on and around the site. These can sometimes be 
classified as brownfields, vacant industrial parcels, or places no longer 
suitable for industrial use since land values no longer are conducive to 
intensive development and/or location is in a sensitive environmental 
area or near residential. These spaces are better to transition into open 
space and/or passive recreation which may require environmental 
remediation, but may be put back to productive use.

TRANSITIONAL AREAS 

Description/Intent Declining or abandoned industrial areas that are transitioning or 
are intended to transition from current outdated industrial uses 
to other more appropriate uses.

Applicability Brownfields and underutilized/vacant industrial land, parcels 
otherwise not suitable for new industrial use, current and future 
land values not conducive to intensive development

Goals/Objectives Increased open space, environmental remediation, focusing 
investment away from areas not appropriate for continued 
investment, greening, job creation, training, stewardship, 
deconstruction of legacy industrial facilities

Performance Metrics Increased open space and natural habitat, permeable surfaces, 
water quality, reduced blight, number and type of jobs, 
remediated acres

Zoning Notes Consult zoning map and applicable overlays for current and
effective regulations. May consider rezonings, as appropriate, at
the time of a small area plan of existing industrial land not
associated with anchors and little potential for infill and
investment.
This could be created with an overlay zone that would allow/
encourage more creative land recycling uses (wind & solar,
stormwater, community gardens, apiaries, timber harvesting,
phytoremediation)

Form and Location 
Characteristics

n/a
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Future Land Use Planning Map
This map shows future land use for all areas of the City of Memphis. To view a larger version 
of this map, go to https://www.memphis3point0.com/maps.
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