
Place:  Jackie Dole Sherrill Community Center (Dining Room) 

Time: 1:00 PM

Planning Commission

AGENDA

1/5/2022

I. Business Meeting
 1. Review and approval of January meeting’s agenda  
 2. Review and approval of the minutes of the December meeting
 3. Building Report
 4. Planning Report
 5. Chair's Report
 6. Introductions
II. Public Hearing
 1. Presentation of Petitions for Public Hearing

 A.

A petition has been filed by Michael Long, Applicant, and Floyd Gray, Owner, as 
required in the Land Development Code, Ord. No. 3209, to change the zoning 
classification for a certain property located on Classic Drive (Parcel 2-025M-35-
033.00, PPIN 9550, Ward 1) from Section 4.5.1 A-1 (Agricultural) District to 
Section 4.5.3, R-1A (Single-Family Residential) District.

 B.

A petition has been filed by Reed Nelson, William Drinkwater, and Sheldon Alston 
(Representatives) as required in the Land Development Code, Ord. No. 3209, to 
change the zoning classification for certain properties located on Chevy Chase 
Drive, S. 31st Avenue, S. 30th Avenue, and Lorraine Street as listed: PPIN 20848 
Parcel 2-028N-07-075.00, PPIN 20847 Parcel 2-028N-07-074.00, PPIN 20840 
Parcel 2-028N-07-059.00, and PPIN 20841 Parcel 2-028N-07-060.00 from Section 
2.3 Mixed Use District MX-3 to Section 2.3 Mixed Use District MX-4; PPIN 20846 
Parcel 2-028N-07-073.00, PPIN 20845 Parcel 2-028N-07-072.00, PPIN 20844 
Parcel 2-028N-07-071.00, PPIN 20843 Parcel 2-028N-07-062.00, and PPIN 20842 
Parcel 2-028N-07-061.00 from Section 2.5 Residential Attached District RA-3 to 
Section 2.3 Mixed Use District MX-4; PPIN 20857 Parcel 2-028N-07-070.00, PPIN 
20856 Parcel 2-028N-07-069.00, PPIN 20855 Parcel 2-028N-07-068.00, PPIN 
20849 Parcel 2-028N-07-063.00, PPIN 20850 Parcel 2-028N-07-064.00, PPIN 
20806 Parcel 2-028N-07-057.00, PPIN 20807 Parcel2-028N-07-056.00, PPIN 
20809 Parcel 2-028N-07-055.00, PPIN 20808 Parcel 2-028N-07-054.00, PPIN 
20810 Parcel 2-028N-07-053.00, PPIN 20811 Parcel 2-028N-07-052.00, PPIN 
20812 Parcel 2-028N-07-051.00, and PPIN 20822 Parcel 2-028N-07-050.00 from 
Section 2.5 Residential Attached District RA-3 to Section 2.3 Mixed Use District 
MX-3, Ward 4.



III. Other Business
IV. Adjournment





















































Jones Companies, LLC and Midtown Montevista, LLC

See attached. 
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Rezoning Application 
Jones Companies, LLC Headquarters Relocation 

 
Applicant/Owner: Jones Companies, LLC (applicant) and Midtown Montevista, LLC (real 
property owner).  
 
Applicant/Owner Address: 16 Office Park Drive, Suite 10, Hattiesburg, MS 39402. 
 
Applicant/Owner Representative: Reed Nelson (reed.nelson@jones.com; 601-633-6578).  
 
Counsel Representing Applicant/Owner: William D. Drinkwater (wdrinkwater@brunini.com; 
601-960-6849) and Sheldon G. Alston (salston@brunini.com; 601-960-6889), Brunini, 
Grantham, Grower & Hewes, PLLC, P.O. Drawer 119, Jackson, Mississippi 39205.  
 
Property Address: None currently.  
 
Conceptual Site Plan: See Exhibit 1. 
 
Property Legal Descriptions: See deeds attached as Exhibit 2.  
 

PPIN/Parcel Numbers 
PPIN Parcel No. Current Zoning Requested Zoning 
20848 120848 MX-3 MX-4 
20847 120847 MX-3 MX-4 
20840 120840 MX-3 MX-4 
20841 120841 MX-3 MX-4 
20846 120846 RA-3 MX-4 
20845 120845 RA-3 MX-4 
20844 120844 RA-3 MX-4 
20843 120843 RA-3 MX-4 
20842 120842 RA-3 MX-4 
20857 120857 RA-3 MX-3 
20856 120856 RA-3 MX-3 
20855 120855 RA-3 MX-3 
20849 120849 RA-3 MX-3 
20850 120850 RA-3 MX-3 
20806 120806 RA-3 MX-3 
20807 120807 RA-3 MX-3 
20809 120809 RA-3 MX-3 
20808 120808 RA-3 MX-3 
20810 120810 RA-3 MX-3 
20811 120811 RA-3 MX-3 
20812 120812 RA-3 MX-3 
20822 120822 RA-3 MX-3 
 
 

mailto:reed.nelson@jones.com
mailto:wdrinkwater@brunini.com
mailto:salston@brunini.com
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JONES COMPANIES, LLC 

 
The Jones Companies, LLC, whose family of companies currently employs 413 

individuals in the State of Mississippi and has operations throughout the United States, serves 
over ten industries ranging from transportation, logistics, recycling, pipeline services, 
construction, equipment rental, forest products, industrial services, software, and business 
services, among others. Included within the Jones family of companies are:  
 

 Codaray Construction, LLC: Codaray is a commercial general contractor operating 
principally in the State of Mississippi.  
 

 FV Recycling, LLC: FV is one of the largest privately held recyclers in the southeastern 
United States, providing services to customers in Mississippi, Louisiana, Alabama, and 
Florida and providing brokerage services on a nationwide basis. FV provides 
transportation and brokerage of recyclable materials, and owns and operates an extensive 
asset fleet of rolling stock, plants, and balers to service customer needs. 

 
 Jones Logistics, LLC: Jones Logistics is a fast growing specialty logistics company that 

leverages technology, customer service, deep industry knowledge, and a carefully built 
carrier network to provide its customers with a broad array of custom logistics solutions, 
including brokerage, flatbed, heavy haul, and dedicated 3Pl services. 
 

 Jones Power, LLC: Jones Power is a leading one-stop-shop for all aspects of pipe 
logistics, including yard construction, storage and management, rail logistics, transport 
(loading and unloading), storage and staging, pipe traceability, and pipe stringing. 
 

 Jones Lumber Co., Inc.: Jones Lumber is the founding organization amongst the Jones 
family of companies. As one of the largest hardwood sawmill operators in the Southeast, 
Jones Lumber manufactures industrial timber products, including mats and railroad ties, 
and also sells grade hardwood products to the domestic and international markets. 
 

 PortaBull Storage, LLC: PortaBull provides turn-key rental solutions of dry and 
refrigerated storage units directly on-site for common containment needs, including 
storing additional inventory, retail season storage, and for other refrigerated or dry 
storage needs. 
 

 SPOT Tracker, LLC: SPOT is a leading provider of software and services to the 
midstream, upstream, and transmission industries, offering intuitive and easy-to-use 
applications for pipeline and materials traceability. 
 

 Big Black River Holdings, LLC: BBRH owns approximately 55,000 acres of timberland 
and timber reserves in southwest Mississippi, principally along the Mississippi River and 
Big Black River. The area is nationally known for its excellent deer, turkey, and 
waterfowl hunting. 
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JONES COMPANIES HEADQUARTERS RELOCATION PROJECT 
 

Jones Companies, LLC and its related companies currently have employees working 
from numerous locations throughout the state and country. The purpose of this rezoning request 
is to enable Jones Companies to establish its corporate headquarters in the Midtown District in 
Hattiesburg, Mississippi. The Jones Companies’ new headquarters will consist of a 4-story, 
80,000 square foot Class A office building, along with required parking to meet current and 
future needs. The estimated cost of the project is $40,000,000. The office building will house 
nine businesses in the Jones family of companies, having 124 full-time employees upon opening, 
with plans to eventually have 230 full-time employees at this location. The blue shaded parcels 
on the map below are the subject of this rezoning application:  
 

 
 

The current zoning of the property is indicated on the map below, with the pink areas 
currently being zoned MX-3, and the tan areas zoned RA-3:  
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The map below (together with the table on page 1) indicates the zoning changes 
requested in this application, with changes to MX-3 indicated in blue and changes to MX-4 
indicated in red:  
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A visual depiction of the project, taken from the Conceptual Site Plan attached hereto as 
Exhibit 1, is below:  
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THE APPLICATION SATISFIES THE REQUIREMENTS FOR REZONING 
 

Under Section 12.3 of the City of Hattiesburg’s Land Development Code (“LDC”), an 
application for rezoning should be approved when there has been a substantial change in 
neighborhood character justifying the rezoning and there is a public need for the rezoning. The 
proposed rezoning should also be consistent with the City’s comprehensive planning and be 
adequately served by existing or proposed facilities and utilities. (See LDC § 12.3.5.3). As 
demonstrated herein, this application meets these requirements.  
 
A. There has been a substantial change in the character of the neighborhood since the 

property was last zoned, and these changes justify the rezoning request.  
 

The Midtown Hattiesburg Form-Based Code was adopted June 2, 2013. Based upon our 
research, the property at issue has not been rezoned since that time. Below is a Google aerial 
photograph of the subject area from November 2013:   
 

 
 

As one can see from the photograph, the area bordered by Hardy Street, Chevy Chase 
Drive, 31st Avenue, and 30th Avenue was almost entirely undeveloped in 2013. Similarly 
undeveloped was the area just west of 31st Avenue. Below is a more recent Google aerial of the 
same area:  
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As the above photos demonstrate, this area has experienced substantial mixed-use 
development of a commercial nature since the Form-Based Code was adopted. Since 2018 alone, 
this area has seen numerous commercial developments open, including Hotel Indigo, Fuzzy’s 
Taco Shop, Taziki’s Mediterranean Café, Southern Kernels, Asian Café, Pyro’s Fire Fresh Pizza, 
Chicken Salad Chick, Rock N Roll Sushi, The Midtowner, Midtown Donut, 5 Star Nutrition, 
AT&T, Hancock Bank, Southern Boutique, The Yard Milkshake Bar, Parris Jewelers, Lavish, 
and Orange Theory Fitness. All of this development has occurred in mixed use districts. While 
the Form-Based Code permits higher density residential uses in mixed use districts, the above 
developments demonstrate that the market for this area has been and will continue to be for 
commercial uses. And, indeed, one of the benefits of a Form-Based Code as recognized in the 
City of Hattiesburg’s Comprehensive Plan, is that it “allows market demand to determine the 
mix of uses within the constraints of building type set by the community.” (Comprehensive Plan, 
A-2). Thus, the substantial and growing mixed-used development of a commercial nature in this 
area shows that the “neighborhood” has clearly changed to a more commercial character since 
the property was last zoned in 2013. These changes support this rezoning request.  

 
Furthermore, the area south of Chevy Chase Drive has also changed substantially since 

the Form-Based Code was adopted. When this area was initially zoned in 2013, much of it was 
zoned RA-3 in recognition of the existing residential development in that area. However, within 
the last several years, Jones Companies has acquired virtually all of the residential properties in 
this area, with plans to acquire the remaining properties in the future, all for the use of its new 
headquarters location. Jones Companies’ acquisition of these properties in arms-length 
transactions for the purpose of converting them to office uses constitutes a substantial change in 
the character of the area south of Chevy Chase Drive and justifies the rezoning of this area to a 
classification consistent with Jones Companies’ proposed use. There is obviously no need to 
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maintain residential zoning with respect to property that is no longer being used for residential 
purposes and will not be used for residential purposes in the future.  
 
B. There is a public need for the rezoning as recognized by the City’s comprehensive 

planning.  
 

As noted previously, the estimated cost of the project is $40,000,000. A project of this 
size will provide significant tax and other financial benefits to the City. Furthermore, the project 
will immediately locate 124 employees in the Midtown District, with plans to eventually have 
230 employees at this location. The project, therefore, would be a significant job creator for the 
City. This number of employees at this location will also no doubt benefit the many restaurants 
and other commercial establishments in this area.  

 
This project also addresses numerous public needs identified in the City’s comprehensive 

planning, and is entirely consistent with the City’s comprehensive planning. The purpose of the 
Form-Based Code “is to implement the Midtown Master Plan.” (Form-Based Code, p. 1). 
Accordingly, the Midtown Master Plan is the most appropriate comprehensive planning 
document to consult with respect to development in the Midtown District.1 This rezoning request 
is entirely consistent with and supported by the Midtown Master Plan and meets public needs 
identified in the Midtown Master Plan.  

 
The Midtown Master Plan’s Market Analysis (Ch. 2) recognized that the Midtown 

District, and specifically its mixed-use environment, offered a “strong magnet” for office 
developers and predicted that Midtown would attract and support tens of thousands of square feet 
of additional office space development if Midtown was transformed into highly desirable mixed-
use community. (Master Plan, ES-4; 33). An express goal for the Midtown District, as 
recognized by the Midtown Master Plan, was to “[c]ourt retailers, multi-family developers, 
restaurants, and office users to locate within Midtown to create a truly mixed-use environment.” 
(Master Plan, ES-5) (emphasis added). The Midtown District has already succeeded 
exponentially in attracting retailers and restaurants. The establishment of the Jones Companies’ 
80,000 square foot headquarters in the Midtown District would represent the same level of 
success in terms of attracting the office uses envisioned by the Midtown Master Plan.  

 
The Jones Companies’ headquarters project also addresses the two most significant 

obstacles to development in the Midtown District as reflected in the Midtown Master Plan. 
According to the Midtown Master Plan, “[t]he major challenges to Midtown Hattiesburg are 
primarily those not associated with demand, but with the feasibility of redevelopment. The two 
specific challenges needing to be addressed are:”  
 

Parcel Size: Outside the holdings by the three major institutions, land ownership 
is highly fractured with the majority of parcels being small, requiring a significant 
amount of land assemblage to create a project with any significant size; and  

                                                 
1 The Midtown Master Plan is both more specific and more recent than the 2008 Comprehensive Plan. Additionally, 
there is no question that the Midtown Master Plan is consistent with the Comprehensive Plan, as it grew out of plans 
articulated in the 2008 Comprehensive Plan. As such, a development or zoning action that is consistent with the 
Midtown Master Plan is, by definition, consistent with the Comprehensive Plan.  
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Land Cost: The cost of land, due in part by recent land acquisitions, has raised the 
price of land to $10 - $15 per square feet ($400,000 - $600,000 per acre) which 
somewhat tempers the feasibility of redevelopment 

 
(Midtown Master Plan, 21).  
 
 Jones Companies has already acquired and brought under single ownership what were 
once “small” and “fractured” parcels which the Midtown Master Plan identified as posing 
significant obstacles to redevelopment. Jones Companies has also overcome the land cost 
obstacle identified in the Midtown Master Plan. Therefore, this project addresses the two most 
serious obstacles to the fruition of the redevelopment goals identified in the Midtown Master 
Plan.  

 
In addition to being consistent with the Midtown Master Plan, the project is also 

consistent with the Comprehensive Plan. Specifically, Goal 28 of the Comprehensive Plan is to 
“[p]romote high-quality, well-designed, sustainable mixed-use developments,” particularly in the 
“University of Southern Mississippi/Forrest General Hospital university-medical district.” (p. 
41). Page 115 of the Comprehensive Plan defines the “University of Southern 
Mississippi/Medical District” as that area “bounded to the north by Hardy Street and the 
University of Southern Mississippi (USM), to the east by U.S. Highway 49, to the south by 
Arlington Loop, and to the west by South 31st Avenue.” (i.e., the area of Jones Companies’ 
proposed headquarters). Policy recommendations for this district included “encourag[ing] and 
foster[ing] development and redevelopment that contains a compatible mix of residential and 
nonresidential uses within close proximity to each other, rather than separating uses” and 
“promot[ing] building design that complements surrounding developments and streets in an 
effort to create a cohesive visual identity.”  (Comprehensive Plan, pp. 115-16). The future land 
use plan contained within the Comprehensive Plan also seeks to “promote economic 
revitalization and/or enhancement,” which the project would clearly do (p. 90). Additionally, the 
Future Land Use Map identifies this area as suitable for mixed-use redevelopment of residential 
properties to non-residential uses, such as offices. (Comprehensive Plan, pp. 100, 104). In sum, 
this project is clearly consistent with the Comprehensive Plan and meets public needs identified 
in the Comprehensive Plan.  
 
C. The project will be adequately served by existing or proposed facilities and utilities.  
 

As reflected in the Conceptual Site Plan, Jones Companies intends on constructing 
parking sufficient to meet the current and proposed needs of its employees. Jones Companies has 
also discussed with City staff utility needs and has been assured that utilities will be adequate.  
 

CONCLUSION 
 

For the reasons stated in this application and for the additional reasons to be explained at 
the hearing on this matter, Jones Companies, LLC and Midtown Montevista, LLC respectfully 
request that the City grant this rezoning request.  
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EXHIBIT 1 
 

Conceptual Site Plan 
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EXHIBIT 2 
 

Deeds 
 

BOOK/PAGE PPINs 
1335/400 20848, 20847, 20846 
1341/218 20840, 20841, 20845, 20844, 20843, 

20842 
1332/249 20856, 20811 
1332/247 20849, 20857 
1336/247 20807 
1336/123 20809, 20808, 20810, 20812, 20822 
1380/595 20855 
1379/278 20850 
1373/198 20805 
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