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1. Introduction  
 

Jefferson Davis Highway is a busy north-south throughway that extends from downtown 

Richmond to downtown Petersburg. Running parallel to Interstate 95, the Corridor is often 

utilized as an alternative route for those commuting between Richmond and Petersburg. A VCU 

Urban and Regional Planning studio team is preparing a plan to initiate a light-rail system and 

create transit-oriented development along a twenty-mile stretch of Jefferson Davis Highway. 

This section of the plan presents an analysis of the existing conditions along the Corridor and 

analyzes data that support the need for light-rail transit. The study area is comprised of U.S. 

Census Tracts within a one mile radius of the Jefferson Davis Highway, hereafter referred to 

alternately as the Jefferson Davis Highway Corridor or as the Corridor. 
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2. Executive Summary 

 
U.S. Highway 1/301, commonly referred to as Jefferson Davis Highway, extends over twenty 

miles between its intersections with Hull Street in Richmond and Bollingbrook Street in 

Petersburg. The highway provides a major link between the two cities and provides a variety of 

residential and commercial opportunities. Commuters traveling directly between Richmond and 

Petersburg presumably overlook Jefferson Davis Highway in favor of nearby Interstate 95, 

leaving residents who live in the vicinity of the Corridor as the primary beneficiaries of its 

amenities. In many ways this is unfortunate, and the Corridor should be viewed by more people 

as a destination worth visiting.  

 

A sampling of land uses along the route include single- and multi-family residences, mobile 

home parks, industrial manufacturing centers, small strip shopping centers housing locally-

owned shops, ñbig boxò retailers, car dealerships, convenience stores, military installations, 

institutions of higher learning, and large undeveloped parcels. While some development has been 

relatively recent, many other properties, both residential and commercial, show signs of age and 

wear. In general the Corridor is in significant need of revitalization and requires a project 

uniquely suited to its circumstances. 

 

The traditional mode of transportation along the Jefferson Davis Highway Corridor has been the 

automobile. With the exception of a small portion near the Hull Street intersection, the majority 

of development along the Corridor has assumed access by vehicle drivers. Outside of Richmond 

and Petersburg, public bus transit does not service the area; sidewalks are absent along the 

majority of the highway; and most residences and businesses are situated well off the road, down 

winding subdivision roads in the former case, and beyond wide expanses of asphalt parking lots 

in the latter case. In general the environment found along Jefferson Davis Highway is far from 

pedestrian-friendly; this plan is, in part, an effort to promote a walkable community. 

  

The development of a rail-based mass-transit system along the Jefferson Davis Highway 

Corridor is a unique solution to a situation that has not yet reached ñproblemò status. Many 

people live and work in the Corridor; the Corridor does not have an excess of traffic signals and 

the congestion ensuing from them; the Corridor is a direct link between Richmond and 

Petersburg, two cities with a traditional interest in one anotherôs residential, business, and 

educational amenities. A commuter rail system would complement the existing highway 

infrastructure and development in the Corridor, would provide commuters with an efficient 

means of reaching employment, retail, and education destinations, and would promote 

redevelopment that would maximize land uses and values. 
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3. Vision Statement 

 

Jefferson Davis Highway links the cities of Richmond and Petersburg and offers a wealth of 

commercial, residential, and educational opportunities. An inter-modal transportation system that 

utilizes commuter rail and expanded bus service links these amenities and provides residents 

with efficient access to eclectic development cities that feature shopping, office space, and 

housing for all incomes and lifestyles. Enhanced urban design features allow for smooth traffic 

patterns and pedestrian-friendly streetscapes, while encouraging economic and social growth. 

With these elements the Jefferson Davis Highway Corridor attracts all who wish to live, work, 

and engage in recreation in the area. 
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4. Assets and Liabilities of the Jefferson Davis Highway Corridor  

 

Assets: 

  

¶ Significant infrastructure to support future development or re-development is already in 

place (including roads, electric, sewer & water utilities; also schools, police, fire) 

 

¶ Presence of John Tyler Community College. 

 

¶ Presence of established neighborhoods. 

 

¶ Presence of established businesses, including large manufacturing-oriented employers. 

 

¶ Emerging major retail shopping and employment opportunities. 

 

¶ Presence of large vacant or underdeveloped parcels, including old shopping centers and 

warehouse-type buildings that present opportunities for redevelopment.  

 

¶ Presence of large undeveloped (wooded) parcels. 

 

¶ Easy access to I-64 and I-95, and other parts of the region via 288 and Chippenham 

Pkwy. 

  

Liabilities: 

  

¶ Aging and dilapidated roads, utilities, neighborhoods, and commercial structures. 

 

¶ Significant presence of mobile homes. 

 

¶ Close proximity of housing to commercial development and industrial sites. 

 

¶ Lack of adequate public transit; heavy dependence on automobiles. 

 

¶ Lack of adequate pedestrian access to commercial and retail areas, public transit, and 

recreational spaces. 

 

¶ Lack of inviting streetscapes and signs designating entrance to the Corridor. 

 

¶ Few parks and open space areas for recreational use. 
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5. Goals and Objectives 

 

Goal:  Connect the cities of Richmond and Petersburg through a reliable and affordable light-rail 

system that runs along the Jefferson Davis Highway Corridor. 

  

Objectives: 

¶ Completion of transit system through light-rail combined with expanded bus 

service by 2030. 

¶ Construction of transit-oriented developments and transit stops at designated sites 

along the corridor by 2030. 

¶ Implement ridership incentive programs that encourage public transportation 

usage. 

¶ Integrate rail system into existing vacant and underutilized land. 

 

Goal:  Reduce daily automobile usage on Jefferson Davis Highway. 

  

Objectives: 

¶ Construct sidewalks with integrated bike lanes along entirety of Jefferson Davis 

Highway. 

¶ Provide neighborhoods, businesses, and public or semi-public facilities within a 

one-half mile radius of light-rail stops with sidewalk and bike lane access. 

¶ Utilize light-rail system as a means of transporting children to public schools. 

 

Goal: Intensify development on underutilized parcels along Jefferson Davis Highway. 

 

Objectives: 

¶ Initiate consistent zoning guidelines for mixed-use development for property 

within one-half mile of the corridor. 

¶ Develop unused commercial space for residential and mixed-use development 

projects. 

¶ Provide economic incentives to property owners within one-half mile of the 

corridor to develop mixed-use communities.  

¶ Offer economic incentives to businesses that wish to locate within one-half mile 

of the corridor. 

¶ Revitalize and develop abandoned properties into TOD stops. 

¶ Enforce all construction to meet minimum LEED Sliver Standards. 
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Goal: Increase employment opportunities in the Jefferson Davis Highway Corridor. 

 

Objectives: 

¶ Locate transit stops within one-half mile of businesses employing 100 or more 

people.  

¶ Provide economic incentives to businesses owners that wish to locate within one-

half mile of the Jefferson Davis Highway Corridor. 

¶ Initiate an employment placement program and training facility with John Tyler 

Community College. 

 

Goal:  Offer housing options that encompasses a mix of affordable and middle-income pricing 

options. 

  

Objectives: 

Å New housing units in single-family, multi-family, and mixed-use developments 

will be allocated for low- and middle-income residents.  

Å Construct quality affordable housing, with financial support from HUD, near 

public transit stops and future public transit stops. 

 

 

Goal: Replace mobile home parks and dilapidated housing with affordable single-family, 

multifamily, and mixed-use development that are located along the Jefferson Davis Highway 

Corridor. 

  

Objectives: 

 

Å Identify alternate housing options for 100 percent of mobile home residents. 

Å Integrate low and moderate-income housing options into the proposed transit-

oriented development projects. 

Å Offer relocation incentives to residents living in proposed transit-oriented 

development projects 

 

Goal: Increase parks and recreational facilities along the Jefferson Davis Highway Corridor. 

 

 Objectives:   

 

¶ Devote a portion of vacant land to open space, neighborhood parks, and 

recreational facilities. 

¶ Construct accessible walkways that do not require crossing heavily traveled roads 

to utilize open space. 

¶ Implement string of community centers that offer recreational opportunities to 

residents along the Corridor by 2030. 
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Goal:  Implement a cohesive urban design that is consistent with LEED requirements and offers 

a pedestrian-friendly streetscape for the entire Jefferson Davis Highway Corridor. 

 

¶ Install consistent urban design elements such as street furniture, trees/planters, 

and lighting along the entirety of the corridor by 2030.  

¶ Adopt consistent design standards for property within one-half mile of the 

corridor by 2012. 
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Age of Population

26%
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39%
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6. Existing Conditions 

 
Before creating a development plan it is important to understand the existing conditions of the 

Corridor today and how the area is likely to change in the future. This section assesses existing 

population, housing characteristics, and public services. It further goes on to present and analyze 

transportation trends, economic conditions, and current land use. 

 

Population 
 

The Jefferson Davis Highway Corridor is home to 166, 554 people, with 64,996 households.
1
 

The population has been divided into four categories: children (0-17 years of age), young adults 

(18-34 years of age), mid-life (35-64 years of age), and the elderly (65 years of age and older). 

The population is well distributed among these four categories, with 63 percent of the population 

in the working age (18-64) range. The significance of most of the population falling into the 

working age group correlates 

with the need for reliable 

mass transit to and from 

work for daily working 

commuters in the Corridor. 

The population breakdown 

also shows that there is a 

large enough elderly 

population (11%) to support 

mass transit as a means of 

transporting the elderly, 

which will therefore 

decrease their dependence 

on automobiles. The chart to 

the right illustrates the percentage of the population in each age category. 

 

From 1990 to 2000 the Jefferson Davis Highway Corridorôs population increased by 9 percent 

and this rate is expected to continue through 2030.
2
 Applying the 9 percent growth rate, the 

Corridorôs population is expected to steadily increase by 75,000 to 215,689 people in the year 

2030 (Table 1). This demographic growth indicates that mass-transit development in the 

Corridor is both feasible and necessary. 

 

Table 1. Population Projection 

Year Population 

1990 152,796 

2000 166,554 

2010 181,541 

2020 197,880 

2030 215,689 
Source: U.S. Census Data1990 and  2000, SF1 

 

Source: U.S. Census Data, 2000 

Chart 1. 
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Housing Characteristics 
 

There are 70,144 housing units, including both occupied and vacant units, located within the 

Corridor.
3
 The area contains a variety of housing options, among them single-family, multi-

family, and mobile home units. The median value of homes located in the Corridor is $82,304, 

while the median value for mobile homes is $17,015. The following data illustrates the housing 

conditions and options, in addition to the demographic inhabitation statistics for the Corridor. 

 

Table 2 presents the types of housing units located along the Jefferson Davis Highway Corridor. 

Of the total Corridor population, 97 percent live in occupied housing. Further analysis indicates 

that 62 percent are in owner-occupied units and 38 percent live in renter-occupied units. The 

table also states that 2 percent of the population living in occupied housing is living in owned 

mobile home units, while less than 1 percent live in rented mobile homes. 

 

The data suggests that there is a remainder of 5,805 residents, or 3 percent of the population, that 

is not living in the occupied housing by the classifications given by the U.S. Census. This could 

be due to either populations living in group homes, retirement communities, etc., or residents that 

are considered homeless in the area. The U.S. Census data does not account for this discrepancy. 

It can be inferred, therefore, that a concentration on affordable housing and housing placement 

for the homeless population not accounted for in this occupied housing data is vital. 

 

Table 2. Population and Housing 

Source: U.S. Census Data  2000, SF3 
 

Another aspect of housing that is important to study is the quantity and type of units in the 

Jefferson Davis Highway Corridor. Table 3 presents information regarding housing statistics for 

the Corridor population. This table shows that the majority of units, 92 percent, in the area are 

occupied, while 8 percent of units remain vacant. The table also shows the number of mobile 

homes and boat, rv, van, or other housing units located in the Corridor, and although mobile 

homes are not the primary housing, there are still a significant amount of these types of units. As 

these circumstances indicate, there is a need to include affordable housing in any extensive 

future development of the Jefferson Davis Highway Corridor. 

 

 Total Percentage 

Population in Occupied Housing Units 160,749 97% 

Owner Occupied 99,267 62% 

Renter Occupied 61,482 38% 

Owner Occupied:  Mobile Home 3,738 2% 

Renter Occupied:  Mobile Home 1,346 <1% 

Owner Occupied:  Boat, RV, Van, etc. 41 <1% 

Renter Occupied:  Boat, RV, Van, etc. 15 <1% 
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Table 3. Number of Housing Units 
 Total Percentage of Total 

Total Housing Units 70,144 100% 

Occupied 64.493 92% 

Vacant 5,651 8% 

Owner Occupied 38,561 60% 

Renter Occupied 25,932 40% 

Mobile Homes 2,332 3% 

Boat; RV; Van; etc. 13 >1% 

Source: U.S. Census Data, 2000 

 

Household Size 

 

Table 4 presents information on the average household size for all occupied housing units, and is 

also broken down between rented and owned units. This information is an indicator of the types 

and size of housing that will need to be made available in a future transit-oriented development 

plan. 

 

Table 4. Household Data 

Average Household Size:  Occupied Units 2.52 

Average Household Size:  Owner occupied 2.53 

Average Household Size: Renter Occupied 2.52 

Source: U.S. Census Data, 2000 

 

Occupancy 

     Map 1. Occupied Housing Units 
The maps to the right and 

below present the 

population ranges of the 

various census tracts in the 

study area, as well as 

occupied households in each 

tract. The number of 

residents in proximity to a 

proposed transit route is one 

of the most important 

factors in deciding to 

implement transit 

development. In order to 

support a transit system, 

riders typically live within 

one-half mile of the stops. 

However, due to extensive 

commercial development 

found along the Corridor, 

this model is incompatible 

with Jefferson Davis 
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Highway. Households are particularly clustered at the ends of the Corridor, in the southern part 

of Richmond and the north side of Petersburg. Three tracts contain a minimum of 5,500 residents 

and as many as 8,000, and three or more have between 4,000-5,000 residents. From this analysis 

of existing conditions it is possible to effectively locate where concentrations of the population 

reside and appropriately place transit stops along the corridor. 
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 Source: U.S. Census 2000, SF1 

 

Tenure 
 

Tables 5 and Table 6 show the number of years residents of both owner and renter occupied units 

have lived in their homes within the Jefferson Davis Highway Corridor. It can be seen that the 

majority of owner occupied housing units were inhabited from 1980 to 1998, and the renter 

occupied housing has primarily been occupied from 1995 to 2000. This information is important 

because it helps give an overall view as to how long the current population has been living in the 

Corridor, and can potentially affect the support from the community for a new development 

project. If a future transit plan is located in an older community, where residents have been living 

for a significant amount of time, new development projects affecting their property may be faced 

with opposition. Ultimately, these tables indicate that the majority of the renters are relatively 

new to the area (10 years or less from 2000), while the owners seem to be consistently moving 

into the Corridor and appear to be staying at a steadier rate since 2000. 

 

 

 

 

 

 

 

 

 

 

 


