
 

 
 

 

 

 

 

 

 

 

 
HATTIESBURG PLANNING COMMISSION 

SPECIAL CALLED MEETING 

PUBLIC HEARING STAFF REPORTS 

December 11, 2024 



 

 

Special Called Meeting for the Planning Commission 

December 11, 2024, 1:00 PM 

Jackie Dole Sherrill Community Center (Dining Room)  

220 W Front Street 

 

I. Business Meeting 
 

  1. Review and approval of the December 11th Special Called Meeting's agenda  
 

  2. Review and approval of the minutes of the December 4th, 2024 meeting 
 

  3. Building Report 
 

  4. Planning Report 
 

  5. Chair's Report  
 

  6. Introductions 
 

II. Public Hearing 
 

  1. Presentation of Petitions for Public Hearing 
 

  A. Zoning Change Request- Pennie Allen, Property Owner and Applicant, and Estella Jones, 
Applicant, request approval for rezoning from A-1 (General Agricultural) to A-2 (Agricultural 
Residential) for a property located at 34 South Hills Drive (PPIN 27754, Ward 5, Forrest 
County).  

 

  B. Historic Flood Variance Request- Southern Gents of Mississippi LLC, Property Owner, 
and Nick Williams, Representative, request a variance from Article 6, Section E, which 
states that qualifying historic structures may apply for a flood variance from the requirement 
to elevate or floodproof the structure, for a structure at 215 Main Street (PPIN 18535, Ward 
4, Forrest County). 

 

  C. Tax Increment Financing "Redevelopment Plan" Request-  A petition has been filed by 
the City of Hattiesburg for a Tax Increment Financing “Redevelopment Plan” as described in 
the following: This Tax Increment Financing Redevelopment Plan for the City of Hattiesburg, 
Mississippi, 1996, as Amended and Restated November 2024 (the “Redevelopment Plan”) is 
an amendment to and a restatement of that Tax Increment Financing Redevelopment Plan, 
City of Hattiesburg, Mississippi, 1996, and is being adopted and implemented by the City of 
Hattiesburg, Mississippi (the “City”) pursuant to Section 21-45-1 et seq., Mississippi Code of 
1972, as amended (the “TIF Act”). Projects implemented under this Redevelopment Plan 
may be undertaken in collaboration with Forrest County, Mississippi and Lamar County, 
Mississippi and/or other counties, cities and governing authorities pursuant to Section 17-13-
1 et seq., Mississippi Code of 1972, as amended (the “Interlocal Act”), and/or the Regional 
Economic Development Act as authorized by Section 57-64-1 et seq., Mississippi Code of 
1972, as amended and applicable (the “REDA Act”). 

 

  D. Removed by Staff - Text Amendment Request- A petition has been filed by the City of 
Hattiesburg to adopt an amendment to the Land Development Code No. 3209, as amended, 
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in Section 5 (Uses), Section 7 (Design), Section 11 (Administration), and Section 13 
(Definitions).  More specifically, the changes concern temporary uses, mobile homes, and 
processes.  This is an abbreviated summary of the topics addressed in the proposed 
amendment, and interested parties are encouraged to contact City Hall to review the 
proposed amendment in its entirety. 

 

III. Other Business 
 

IV. Adjournment 
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December 2024 HPC Item: A 
Pennie Allen, Property Owner/Applicant, Estella Jones, Applicant 
Request for: Request for Rezoning (A-1 to A2)  

  

 
Board of Adjustment 

Case Fact Sheet 

 ______________________________________________________________________________  

 

Name of Petitioners: Pennie Allen, Property Owner/Applicant, Estella Jones, Applicant 

 

Address of Property: Tax Parcel   PPIN:  Ward: 

34 South Hills Drive  2-042M-35-009.00  27754      5 

   

 ______________________________________________________________________________  

 

Request: Request for Rezoning — A-1 (General Agricultural) to A-2 

(Agricultural Residential) 

 

Purpose of Request: Pennie Allen, Property Owner and Applicant, and Estella  

Jones, Applicant, requests approval for rezoning from A-1 

(General Agricultural) to A-2 (Agricultural Residential) for a 

property located at 34 South Hills Drive (PPIN 27754, Ward 5, 

Forrest County).  

  

History / Background: The applicant met with staff to discuss the residential use of 

their agriculturally zoned property. The property is currently 

zoned A-1, which requires a minimum lot size of 3 acres and 

does not permit subdivision below this threshold. The 

applicant’s property contains an existing residence, and they 
wish to subdivide the lot to establish an additional legal 

parcel. The intended use is for a family member to construct 

a new home on the subdivided lot. 

 

The proposed subdivision would create two 1-acre lots, 

which is smaller than the minimum lot size allowed under the 

current A-1 zoning. To establish this minor subdivision as 

part of their family estate planning, the applicant is seeking 

rezoning of the property to A-2 (Agricultural Residential). The 
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December 2024 HPC Item: A 
Pennie Allen, Property Owner/Applicant, Estella Jones, Applicant 
Request for: Request for Rezoning (A-1 to A2)  

A-2 zoning designation could be considered the least 

impactful change, as the primary difference reduced lot size 

requirements while maintaining similar agricultural and 

residential uses. 

 

The proposed subdivision is also considered infill 

development, and no roads will be created with this 

subdivision and utilities are already available along the street 

frontage. Infill development is considered to be an alternative 

to urban sprawl as it is the development of underused or 

vacant land in communities. The proximity to existing utilities 

can reduce the strain on development and can make 

development overall more efficient. It also reduces the travel 

distance for residents who work and shop in the City of 

Hattiesburg. 
 

Applicant Summary: See Attached 

 

 

Applicable Regulations:  

 

SECTION 4 Zoning Districts Established  

  

 A-1 General Agricultural District: The purpose of the A-1 

Agricultural District is to permit agricultural uses and low-

density residential development. This district is consistent with 

the Rural Residential / Agricultural District in the 

Comprehensive Plan. The district is intended to encourage 

and protect rural uses from urbanization until such is 

warranted and the appropriate change in district classification 

is made.  

 

A-2 Agricultural Residential District: The purpose of the A-2 

Agricultural District is to permit low-density single-family 

residential development along with restrictive agricultural uses. 

This district is consistent with the Rural Residential / 

Agricultural District in the Comprehensive Plan. The district is 

intended to encourage and protect large lots, open space and 

low-density population. 

 

Present Zoning: A-1 (General Agricultural) 

 

Present Use: Residential Lot  
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December 2024 HPC Item: A 
Pennie Allen, Property Owner/Applicant, Estella Jones, Applicant 
Request for: Request for Rezoning (A-1 to A2)  

Future Land Use:  Industrial/Corporate Office District  

 

Surrounding Zoning:  

and Land Use: North: A-1 (General Agricultural) and I-1 (Light Industrial)  

 South: R-1A (Single-Family Residential) 

    East: A-1 (General Agricultural) and I-1 (Light Industrial) 

    West: A-1 (General Agricultural)  

 

Letters or  

Concerns stated: Staff have not received any letters or concerns regarding this 

project at the time of writing of this report. 

 

Options:    Recommend approval or denial of the request approval for  

rezoning from A-1 (General Agricultural) to A-2 (Agricultural 

Residential) for a property located at 34 South Hills Drive 

(PPIN 27754, Ward 5, Forrest County).  

 

Basis for approval (Zoning Change):    

I. There was a mistake in the original zoning 

II. The character of the neighborhood has changed 

substantially so that rezoning is clearly justified and 

there is a public need for the rezoning 

III. Annexation 
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HPC Item: A 

 

SUBJECT PARCEL 

34 South Hills Drive— Zoning Change Request 
 

Pennie Allen, Property Owner and Applicant, and Estella Jones, 
Applicant, request approval for rezoning from A-1 (General Agri-
cultural) to A-2 (Agricultural Residential) for a property located at 

34 South Hills Drive (PPIN 27754, Ward 5, Forrest County).  

66



HPC Item: A 
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HPC Item: A 
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December 2024 HPC Item: B 
Southern Gents of Mississippi LLC, Property Owner, and Nick Williams, Representative 
Request for: Historic Flood Variance 

 
 

 
 

Planning Commission 

Case Fact Sheet 

 ______________________________________________________________________________  

 
Names of Petitioner: Southern Gents of Mississippi LLC, Property Owner, and Nick 

Williams, Representative 

  

Address of Property:  Tax Parcels   PPIN:  Ward: 

215 N Main Street    2-029I-10-130.00  18535       4 
 ______________________________________________________________________________  

 

Request: Historic Flood Variance from the Flood Damage Prevention 
Ordinance 

 

Purpose of Request: Southern Gents of Mississippi LLC, Property Owner, and Nick  

Williams, Representative, requests a variance from Article 6, 

Section E, which states that qualifying historic structures may 

apply for a flood variance from the requirement to elevate or 

flood proof the structure, for a structure at 215 Main Street 

(PPIN 18535, Ward 4, Forrest County). 

 

History / Background: The building is constructed below the Base Flood Elevation 
(BFE) established by FEMA and it is appraised at $260,000 with 
an improvement valuation of $360,500. The Flood Damage 
Prevention Ordinance defines this as a substantial improvement 
to the facility (improvements made that exceed 50% of the 
structure's value that take place over a ten-year period). A 
structure in a hazardous flood zone that proposes Substantial 
Improvement must come into compliance with the Flood 
Damage Prevention Ordinance or may apply for a variance from 
these requirements if qualifying. 

 
 This applicant has met the requirements of Chapter 10. Article 

6. Section E. 1-3 as a “Bona-fide Historic Structure”. Planning 
Commission approval is required for “Flood Variances” See the 
included Flood Ordinance for guidance.  
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December 2024 HPC Item: B 
Southern Gents of Mississippi LLC, Property Owner, and Nick Williams, Representative 
Request for: Historic Flood Variance 

 
The Base Flood Elevation is 150.0’. This is the estimated level of 
water in a 100-year flood event. The elevation of the building’s 
first floor is 148.54’. A compliant building would need an 
elevation of at least 151.0’, be floodproofed, or be provided relief 
from the code through a Historic Flood Variance. 
 
In consideration of approving a historic flood variance, the 
planning commission should consider the feasibility of 
compliance with either elevation or “floodproofing”, and 
whether these changes would destroy or irreparably alter the 
historic character of the structure. They should also weigh the 
potential impacts of the improvements in its flood risk to the 
property, adjacent properties, or surrounding areas.  
 

Applicant Summary: * See Attached * 
 

  
Applicable Regulations: 

 

 
SECTION 4 Zoning Districts Established   

 

4.5.11 B-4 Downtown Business District: The Downtown 
Business District is intended to promote the concentration and 
vitality of commercial and business uses in the historic central 
business area of the City and as such, encourages a mixture of 
complementary uses with a pedestrian orientation. This district 
is characterized by wall-to-wall and lot-line-to-lot-line 
development, pedestrian walkways, a vertical mix of uses, upper 
floor residential uses, and off-street public parking lots. 

 
ORDINANCE 3294  

 

Definitions 

 

Substantial Improvement: The term "substantial improvement" means any combination 
of reconstruction, rehabilitation, or other improvement of a 
structure taking place during a ten-year period in which the 
cumulative percentage of improvement equals or exceeds 50 
percent of the current market value of the structure before the 
start of construction of the improvement. The costs for 
determining substantial improvement include the costs of 
additions. This term "substantial improvement" includes 
structures which have incurred repetitive loss or substantial 
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December 2024 HPC Item: B 
Southern Gents of Mississippi LLC, Property Owner, and Nick Williams, Representative 
Request for: Historic Flood Variance 

 
damage, regardless of the actual repair work performed. 
 
(2) The term "substantial improvement" does not apply to: 

 
a. Any project for improvement of a building required to 

correct existing violations of state or local existing health, 
sanitary, or safety code specifications which have been 
identified by the code enforcement official and which are 
minimum necessary to assure safe living conditions, 
provided that said code deficiencies were not caused by 
neglect or lack of maintenance on the part of the current or 
previous owners; or 
 

b. Any alteration of a historic structure provided that the 
alteration will not preclude the structure's continued 
designation as a historic structure. 

 

Article 6, Section E: Historic structures. 

Variances may be issued for the repair or rehabilitation of 
historic structures only upon a determination that the proposed 
repair or rehabilitation will not preclude the structure's 
continued designation as a historic structure and the variance is 
the minimum to preserve the historic character and design of 
the structure. 
 
(1) The building must be a bona fide historic structure. As 
followed by definition. 
 
(2) The project must maintain the historic status of the structure. 
If the proposed improvements to the structure will result in it 
being removed from or ineligible for the National Register or 
federally-certified state or local inventory, then the proposal 
cannot be granted an exemption from the substantial 
improvement rule. Written review and approval of proposed 
plans by the local historic preservation board and/or the historic 
planner, if it is federally-certified, or by the state historic 
preservation office. If the plans are approved, you can grant the 
exemption. If no, no exemption can be permitted. 
 
(3) Take all possible flood damage reduction measures. Even 
though the exemption to the substantial improvement rule 
means the building does not have to be elevated to or above 
BFE or be renovated with flood-resistant materials that are not 
historically sensitive, many things can and should be done to 
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December 2024 HPC Item: B 
Southern Gents of Mississippi LLC, Property Owner, and Nick Williams, Representative 
Request for: Historic Flood Variance 

 
reduce the flood damage potential.  
 

Article 6, Section E – Special Conditions 

1) Upon consideration of the factors listed in this division, and 
the purposes of this article, the HPC may attach such 
conditions to the granting of variances as it deems 
necessary to further the purposes of this article 

 
 

CODE OF ORDINANCES, CHAPTER 10, ARTICLE 6, SECTION E 

    

    See attached Ordinance Excerpt   
 
 
Present Zoning: The property is currently zoned B-4 (Downtown Business 

District). 
 

Present Use: Vacant building/lot.  
 
Future Land Use:  Downtown District  
 
Surrounding Zoning  

and Land Use: North: B-4 Downtown Business  
 South: B-4 Downtown Business  
 East:  B-4 Downtown Business  
 West: B-4 Downtown Business  
 

Letters or  

Concerns stated: The Planning Division Office has received no calls or letters of 
concern as of finalizing this report. 

     
 
Option:    Recommend Approval or Denial of the request for a variance 

from  

Article 6, Section E, which states that qualifying historic 

structures may apply for a flood variance from the 

requirement to elevate or flood proof the structure, for a 

structure at 215 Main Street (PPIN 18535, Ward 4, Forrest 

County). 

 
 
Basis for approval:   
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December 2024 HPC Item: B 
Southern Gents of Mississippi LLC, Property Owner, and Nick Williams, Representative 
Request for: Historic Flood Variance 

 
Conditions for Flood Variances (Article 6, Section C of the Flood Damage Prevention 

Ordinance: 
 
 

(a)Variances shall only be issued when there is: 
 

(1)A showing of good and sufficient cause; 
 

(2)A determination that failure to grant the variance would result in 
exceptional hardship; and 
 
(3) A determination that the granting of a variance will not result in 
increased flood heights, additional threats to public expense, create 
nuisance, cause fraud on or victimization of the public, or conflict with 
existing local laws or ordinances. 

 
(b)The provisions of this article are minimum standards for flood loss reduction; 
therefore, any deviation from the standards must be weighed carefully. Variances 
shall only be issued upon a determination that the variance is the minimum 
necessary deviation from the requirements of this article, considering the flood 
hazard, to afford relief. In the instance of a historic structure, a determination that 
the variance is the minimum necessary so as not to destroy the historic character 
and design of the building. 
 
(c)Any applicant to whom a variance is granted shall be given written notice 
specifying the difference between the base flood elevation and the elevation to 
which the lowest floor is to be built and stating that the cost of flood insurance will 
be commensurate with the increased risk resulting from the reduced lowest floor 
elevation. 
 
(d)The floodplain administrator shall maintain the records of all appeal actions 
and report any variances to the Federal Emergency Management Agency and 
Mississippi Emergency Management Agency upon request. 
 
(e)Upon consideration of the factors listed above and the purposes of this article, 
the HPC may attach such conditions to the granting of variances as it deems 
necessary to further the purposes of this article. 
 
(f)Variances shall not be issued "after the fact." 
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HPC Item: B 

 

SUBJECT PARCEL 

215 Main Street— Historic Flood Variance Request 
 

Southern Gents of Mississippi LLC, Property Owner, and Nick 
Williams, Representative, request a variance from Article 6, Sec-
tion E, which states that qualifying historic structures may apply 

for a flood variance from the requirement to elevate or floodproof 
the structure, for a structure at 215 Main Street (PPIN 18535, 

Ward 4, Forrest County). 
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HPC Item: B 
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HPC Item: B 
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HPC Item: B 
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HPC Item: B 

 

 

Site Aerial 
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HPC Item: B 

 

 

Surrounding Area 
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HPC Item: B 

 

 

Surrounding Area 
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D E S I G N  B O O K
215

PROVIDED BY

3939

https://www.specialdeliverydg.com/


LOCATIONFRONT VIEW

SIDE VIEW REAR VIEW

FRONT VIEW
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Courtyard
Kitchen

Lounge Area 1
Lounge Area 2

Lounge Area 3

Lounge Area 4
Office/Storage

LEGEND

FB-1

FB-2

FB-3

These appear to be 3 ft. above grade on the EC photos

These appear to be 3 ft. above grade on the EC photos

According to NFPA 13, all
newly constructed
commercial buildings that
are 5,000 square feet or
larger are required to have
fire sprinkler systems. The
surface area of this existing
building is 1,788 sq.ft. and
the courtyard space
including the proposed
patio space is 2,389 sq.ft.
(Pg. 42 of appraisal doc.)
giving a total of 4,177 sq.ft.
The fire area has an
occupant load of 200 and
will not exceed 300. 
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Proposed 
LOUNGE AREA 2

RENLITA
A-750 NUFOLD

CUSTOM OPENING

HANGING 
LIGHT PENDANT  

OPTION
60" - 75" 

SMART TV

CEILING 
FRAME WITH

HANGING PLANT

CUSTOM 
LED SIGN

ON GREENERY WALL

HANGING 
LIGHT PENDANT  

OPTION STAGE

215
4242



Artificial Greenery Wall "Coastal Dreams" 40" x 40"
(Indoor/Outdoor UV) 

Assorted Foliage Landscape Panel

Ion Globe 14" Pendant

Type 1 Artificial Hanging Ferns
Artificial hanging fern with an ultra-realistic and
ornamental appearance is an ideal choice for ceiling wall
decor in scenes such as offices, buildings, and bars. The
natural color and clear texture make the whole plant vivid.

Wave grass leaf with soft-touch
UV resistance for long outdoor application
Fire retardant for long indoor use
ISO, BSCI, GMP certified
Our MOQ: 300 pieces

Custom Neon Sign
Myneonstore.com

A-750
NUFOLD

Dual-Panel Counterweight
Balanced Vertical Opening 

The diagram below identifies the
major components of a suspended
lay-in ceiling. The continuous
main beam T shapes are
suspended from the structure
above by hanger wires. Shorter
cross T segments connect to the
main beam T shapes to make a
rigid frame.  Edge molding shapes
are attached to the walls around
the perimeter of the room. Finally,
ceiling panels are dropped into
the grid to finish the ceiling.

Suspended Acoustic Ceiling Components
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https://www.shopwildthings.com/artificial-greenery-walls/?msclkid=24c94b76fba31ea19aac2e07a2309cd3&utm_source=bing&utm_medium=cpc&utm_campaign=***Greenery%20-%20Search%20-%20Sep%202019&utm_term=fake%20greenery%20wall%20panels&utm_content=Greenery%20Wall%3A%20General
https://www.sunwinggreen.com/artificial-hanging-plants-for-ceilings-another-trend-for-2021/#types
https://www.sunwinggreen.com/artificial-hanging-plants-for-ceilings-another-trend-for-2021/#types
https://myneonstore.com/pages/custom-neon-signs/?gad_source=1&gclid=CjwKCAiA1MCrBhAoEiwAC2d64fmRGJ1Q2STCL8ja1FLIzgw0ZqHLS_JGK8roZ-mWpugr4zirOqt8sxoCGTYQAvD_BwE
https://www.renlitausa.com/a-750


215 Proposed 
COURTYARD AREA
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215 Proposed 
DUMPSTER AREA
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215 Proposed 
COURTYARD
EGRESS 4646



215 Kitchen Area

The Schier GB-500 should be adequate
for both the restaurant and the proposed
onsite dumpster pad. If for some reason
its not feasible to tie in the dumpster with
the restaurant interceptor you may
consider a Schier #GB-75 125 gal
interceptor for the dumpster pad.

Schier #GB-75
Great Basin High Capacity Grease
Interceptor 125 gal., 75 GPM, 861 lbs.
grease capacity, 4" FPT with 4" plain end
adapters, with cast iron cover, pickable
24" gas/water tight, H-20 rated, proof-
load tested to 40,000 lbs. Lifetime
Guaranteed design.
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Proposed 
COURTYARD AREA

1st FLOOR
PATIO AREA

BAR AREA

MOUNTED
SCONCE
LANTERN

2nd FLOOR
PATIO AREA

STRING LIGHTING

10' X 10' D METAL
LOUVERED PERGOLA

WITH ADJUSTABLE ROOF
CUSTOMIZED
IRON DOORRAILING STAIRWAY

FOUNTAIN WALL
WITH 

FOLIAGE

215
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FOUNTAIN WALL
WITH 

FOLIAGE

MANICURED
TREES

STAIRWAY RAILING LOUNGE SEATING

10' X 10' D METAL
LOUVERED PERGOLA

WITH ADJUSTABLE ROOF

BAR TABLES
&

CHAIR

Proposed 
COURTYARD AREA215
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STAIRWAY 
TYPE 

IS SUBJECT TO 
CHANGE

Proposed 
COURTYARD AREA215
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Villa Pergola Motorized 
With Edge Lighting

Atlantic Color Changing 
Colorfalls

The only modular waterfall system with
multiple light and configuration options
48 vibrant color options and 18 preset
modes
Includes a remote control module to
select color and pattern
Dual inlets for plumbing flexibility allow
multiple Colorfalls to be linked to make a
waterfall of any width!
Recommended for water features with
no fish or plants.

Proposed 
COURTYARD AREA215

5151

https://www.bonpergola.com/products/villa-pergola-motorization-lighting-included-medium-duty?_atid=GGgwdUGsJ1y0VCvKqVRC36dEmgqoCw
https://www.pondandgardendepot.com/waterfall-boxes-spillways/?page=2
https://www.bonpergola.com/?matchtype=p&network=g&device=c&keyword=motorized%20pergola&campaign=20265943158&adgroup=154105906214&utm_source=google&utm_medium=cpc&utm_id=20265943158&utm_content=154105906214&utm_term=motorized%20pergola&creativeId=679892323347&adgroupid=154105906214&targetid=kwd-653514461516&gclid=CjwKCAiA98WrBhAYEiwA2WvhOiA-koynelxfZXncXA4TdhEa7dVsVsYOf6ejRnvF9LLoe8hirjq86hoCmg0QAvD_BwE&_atid=GGgwdUGsJ1y0VCvKqVRC36dEmgqoCH
https://www.lampsplus.com/
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Flood Damage Prevention Ordinance
Historic Structure Variance Criteria

Ord. 3294
Address: 215 Main St., Hattiesburg, MS 39401

CHAPTER 10. ARTICLE 6. SECTION E. HISTORIC STRUCTURES.
Historic structures may apply for a variance. If the repair or rehabilitation of a historic structure meet the following three criteria,
the buildings will not have to be elevated or flood-proofed.

1) The building must be a bona-fide “historic structure.” As followed by definition.

The building at 215 Main St. is a bona-fide historic structure as defined in the
ordinance. According to the Mississippi Department of Archives and History
(MDAH), the building is listed in the National Register of Historic Places
(NRHP) and holds significant historical value. This listing confirms that the
structure qualifies for the variance based on its historical status.

2) The project must maintain the historic status of the structure. If the proposed improvements to the structure will
result in it being removed from or ineligible for the National Register or federally-certified state or local inventory, then
the proposal cannot be granted an exemption from the substantial improvement rule.

a) Written review and approval of proposed plans by the local historic preservation board and/or the Historic Planner, if
it is federally-certified, or by the state historic preservation office. If the plans are approved, you can grant the
exemption. If no, no exemption can be permitted.

The proposed renovations will maintain the building’s historic status. There
will be no alterations that would lead to the structure being removed from or
rendered ineligible for the National Register or any certified state or local
inventory. All improvements will follow the necessary guidelines to preserve its
historic integrity while making it functional for commercial use.

• a) Written review and approval of the renovation plans will be
sought from the local Historic Preservation Board or the state historic
preservation office (MDAH). This approval will ensure that the project adheres
to preservation standards and that the historical status of the building remains
intact.
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3) Take all possible flood damage reduction measures. Even though the exemption to the substantial improvement rule
means the building does not have to be elevated to or above BFE, or be renovated with flood-resistant materials that are
not historically sensitive, many things can and should be done to reduce the flood damage potential. Examples include:

a) Locating mechanical and electrical equipment above the BFE or floodproofing it.

a) Mechanical and electrical equipment will be elevated above the Base Flood
Elevation (BFE) or floodproofed to protect them from flood damage.

b) Elevating the lowest floor of an addition to or above the BFE with the change in floor elevation disguised externally.

b) Any additions to the structure will have their lowest floor elevated to or
above the BFE, and any changes in floor elevation will be externally disguised
to maintain the building’s historic appearance.

c) Building the lowest floor of an addition with flood-resistant materials and providing hydrostatic openings.

c) If an addition is required, flood-resistant materials will be used where
appropriate, and hydrostatic openings will be provided to reduce flood
damage while preserving the architectural character of the building.

See Article 6 Section A – D for additional information
W:\Planning\Planning Applications\Flood Variance worksheet 2022.docx
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TAX INCREMENT FINANCING REDEVLOPMENT PLAN 

FOR THE CITY OF HATTIESBURG, MISSISSIPPI, 1996, AS 

AMENDED AND RESTATED NOVEMBER 2024 
       

 

 

 
 

 
 

 

 

 

 

 

 

 

 

 

Prepared By: 

Gouras & Associates, LLC  

P.O. Box 1465 

Ridgeland, MS 39158 

601-605-8128 P 601-605-8129 F  

chrisgouras@gourasandassociates.com  

christiana@gourasandassociates.com  
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ARTICLE I 
THE TAX INCREMENT FINANCING ACT 

 

A. This Tax Increment Financing Redevelopment Plan for the City of Hattiesburg, 

Mississippi, 1996, as Amended and Restated November 2024 (the “Redevelopment Plan”) 
is an amendment to and a restatement of that Tax Increment Financing Redevelopment 

Plan, City of Hattiesburg, Mississippi, 1996, and is being adopted and implemented by the 

City of Hattiesburg, Mississippi (the “City”) pursuant to Section 21-45-1 et seq., 

Mississippi Code of 1972, as amended (the “TIF Act”). Projects implemented under this 
Redevelopment Plan may be undertaken in collaboration with Forrest County, Mississippi 

and Lamar County, Mississippi and/or other counties, cities and governing authorities 

pursuant to Section 17-13-1 et seq., Mississippi Code of 1972, as amended (the “Interlocal 

Act”), and/or the Regional Economic Development Act as authorized by Section 57-64-1 

et seq., Mississippi Code of 1972, as amended and applicable (the “REDA Act”). 
 

B. A “redevelopment plan” means a plan for the acquisition, clearance, reconstruction, 
rehabilitation or future use of a redevelopment project area which shall be sufficiently 

complete: (i) to indicate its relationship to definite local objectives as to appropriate land 

uses and improved traffic, public transportation, public utilities, recreational, residential, 

commercial and community facilities and other public improvements; and  (ii) to indicate 

proposed land uses, waterfront uses, if any, and building requirements in the area. A 

redevelopment plan may include interlocal cooperation agreements between a municipality 

and a county whereby both agree to pledge revenues payable to them to fund the debt of 

service of any indebtedness incurred pursuant to the TIF Act.  

 

C. Tax Increment Financing (“TIF”) is a legal, constitutionally accepted financing mechanism 
to accomplish development and redevelopment of municipalities and counties throughout 

the State of Mississippi (the “State”). TIF is a tool that can be used to induce or encourage 

economic development and is a local incentive that can be accessed and used through the 

City’s own initiative.  This Redevelopment Plan permits the adoption and administration of 

TIF plans (“TIF Plans1”) for projects on any lands lying within the corporate limits of the 

City as the same exists as of the date of approval hereof and as may be modified thereafter 

(the “Redevelopment Project Area”).  

 

D. After the adoption of a TIF Plan, the clerk will certify the assessed value of the real 

property, including personal property located thereon, described in the TIF Plan.   Property 

taxable at the time of the certification shall be included in the assessed value at its most 

recently determined valuation.  Property exempt from taxation at the time a TIF Plan is 

adopted shall be included at zero unless it was taxable when the TIF Plan was approved, in 

which case its most recently determined assessed valuation before it became exempt shall 

be included.  These assessed values are referred to as the “Original Assessed Value.” 

 

E. Each year thereafter, the clerk will certify the amount by which the assessed value of real 

property, including personal property located thereon, described in the TIF Plan has 

 
1 A short overview of the adoption of TIF Plans is provided in Article II 
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increased or decreased from the Original Assessed Value. These assessed values are 

referred to as the “Current Assessed Value.” 

 

F. The clerk shall certify the amount of the Captured Assessed Value to the City each year for 

the duration of the TIF Plan. The City may choose to retain all or a portion of the Captured 

Assessed Value for purposes of TIF if the TIF Plan provides that all or a portion of the 

Captured Assessed Value is necessary to finance the redevelopment project, including the 

cost of establishing necessary reserves to insure payment of revenue bonds. 

 

G. Pursuant to the TIF Act, Tax Increment Financing Bonds, notes, or other debt obligations 

(“TIF Bonds”) may be issued by the City to construct improvements or reimburse 

developers for the construction of improvements that will induce development activity.   

 

H. To provide for the payment of the TIF Bonds, the City and other participating jurisdictions, 

if any, may pledge all or part of the ad valorem taxes generated on the Captured Assessed 

Value.  The City may elect to pledge increases in retail sales tax rebates generated by the 

projects to provide for the payment of TIF Bonds as authorized by the TIF Act, as well as 

other sources of revenue as may permitted under the REDA Act.  Participating 

jurisdictions and governing authorities may also elect to pledge revenues pursuant to 

applicable State law.  

 

I. If the TIF Plan provides that only a portion of the Captured Assessed Value is necessary to 

finance the TIF Bonds, only that portion shall be set aside and the remainder shall be 

apportioned to the various municipal tax levy funds and the various county tax levy funds.  

If the TIF Plan provides that a portion of the retail sales tax rebate is to be used to finance 

the TIF Bonds, only that portion shall be set aside, and the remainder may be used by the 

City as authorized by State law. 

 

J. In most cases, TIF is used to construct public infrastructure improvements (i.e., roads, 

utilities, drainage, parking, etc.) even though it can be used for other purposes. 

 

K. School taxes cannot be used to retire TIF Bonds.  The schools can use those funds in their 

normal operations. 

 

L. There is no financial obligation on the part of the City if TIF Bonds are issued other than 

the pledge of the ad valorem tax revenues on real and personal property and/or sales tax 

rebates if applicable. TIF Bonds are secured solely by increased ad valorem tax revenues 

and/or sales tax rebates and are not general obligations secured by the full faith, credit, and 

taxing power of the City. Additionally, if a county participates in TIF Bonds, those TIF 

Bonds are secured solely by increased ad valorem tax revenues and are not general 

obligations secured by the full faith, credit, and taxing power of the County. 

 

ARTICLE II 

THE TAX INCREMENT FINANCING PROCESS 

 

A. The steps for adopting this Redevelopment Plan are below:  
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(1) The Redevelopment Plan designating all or part of the City as “a Redevelopment 
Project Area” is prepared. 

 

(2) The Mayor and City Council (the “Governing Body”) of the City adopts a 

resolution determining the necessity for utilizing TIF and setting a public hearing in 

connection with the Redevelopment Plan. 

 

(3) The Redevelopment Plan is referred to the City’s Planning Commission for review.   
 

(4) City’s Planning Commission finds that the Redevelopment Plan conforms to the 

City’s Comprehensive Plan. 
 

(5) The City publishes a notice of public hearing in accordance with the TIF Act. 

 

(6) A public hearing is held at which time the Redevelopment Plan and related matters 

are presented to the public, and citizens are given an opportunity to comment. 

 

(7) The Governing Body adopts a resolution approving and adopting the 

Redevelopment Plan. 

 

B. The steps for adopting a TIF Plan or any amendment to a TIF Plan pursuant to this 

Redevelopment Plan are below: 

 

(1) A TIF Plan is prepared for a specific economic development project.  A TIF Plan 

must conform to the TIF Act, and must include the following:  (a) a statement of 

the objectives of the City with regard to the TIF Plan; (b) a statement indicating the 

need and proposed use of the TIF Plan in relationship to the Redevelopment Plan; 

(c) a statement containing the cost estimates of the redevelopment project and the 

projected sources of revenue (ad valorem taxes, sales taxes, and the proceeds of any 

other financial assistance) to be used to meet the costs including estimates of tax 

increments and the total amount of indebtedness to be incurred; (d) a list of all real 

property to be included in the TIF Plan; (e) the duration of the TIF Plan’s existence; 
(f) a statement of the estimated impact of the TIF Plan upon the revenues of all 

taxing jurisdictions in which the redevelopment project is located; and (g) a 

statement requiring that a separate fund be established to receive any ad valorem 

taxes and/or sales tax rebates and the proceeds of any other financial assistance.  

 

(2) The Governing Body adopts a resolution acknowledging the availability of the TIF 

Plan and setting a public hearing for the TIF Plan in accordance with the TIF Act.  

 

(3) The City conducts a public hearing at which time the TIF Plan is presented to the 

public and citizens are given an opportunity to comment. 

 

(4) After the public hearing and assuming there are no further amendments made to the 

TIF Plan after the public hearing, the Governing Body of the City adopts a 

resolution approving the TIF Plan. 
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(5) Pursuant to further proceedings of the City, bond counsel will proceed with the TIF 

Bond issuance process as called for under the TIF Plan and draft any agreements 

entered into between the City and the developer(s) of the projects permitted in the 

TIF Plan.  

 

ARTICLE III 

TAX INCREMENT FINANCING REDEVELOPMENT PLAN OBJECTIVES 

 

A. This Redevelopment Plan has been developed in conformity with State law and will be 

implemented in accordance with the goals, objectives, and strategies of City’s the 

Comprehensive Plan entitled Comprehensive Plan 2008-2028, City of Hattiesburg, 

Mississippi (as subsequently amended or modified, the “Comprehensive Plan”).  The 

Comprehensive Plan was approved in 2008 and updated and replaced the comprehensive 

plan adopted by the City in 1988.  As of the date of this Redevelopment Plan, the City is in 

the process of preparing an update to the Comprehensive Plan.  This Redevelopment Plan 

shall be used by the City to facilitate development and redevelopment projects consistent 

with and in accordance with the City’s duly adopted Comprehensive Plan which may 
change or be updated from time to time. 

 

B. The Redevelopment Plan herein incorporates by reference the goals, objectives, and 

strategies and intended purposes of the Comprehensive Plan.  Because it is the intent of the 

Governing Body for this Redevelopment Plan to be implemented consistently with the 

goals, objective and strategies of the Comprehensive Plan, if any portion of this 

Redevelopment Plan shall conflict with amendments and updates to the Comprehensive 

Plan, the Comprehensive Plan shall control.   

 

C. This Redevelopment Plan contemplates that the City will utilize TIF as a tool to assist the 

City in implementing goals, objectives, strategies, and recommendations of the 

Comprehensive Plan and is intended to support and complement the Comprehensive Plan. 

The forty-five goals of the Comprehensive Plan are as follows: 

 

(1) Continue to protect and enhance the City’s quality of life—stabilize and protect 

neighborhoods, build sidewalks and bikeways, invest in education, public facilities 

and spaces—in order to uphold the City’s reputation as a great place to live, work, 

retire, shop, and recreate. 

(2) Continue to make the City a great place to own and operate a business, large or 

small; promote policies and programs to sustain and improve small businesses;  

(3) Continue to market the many qualities that make the City a desirable place to locate 

a business; identify and enhance the qualities of the City’s environment that will 
attract a diverse, sustainable range of businesses and industries;  

(4) Make improvement of the City’s public schools a community-wide priority; strive 

to make the Hattiesburg Public School District synonymous with superior 

education;  

(5) Make efforts to ensure that public facilities—utilities, streets and traffic controls, 

public safety, etc.—complement the efforts of private schools to create safe and 

pleasant learning environments;  

(6) Market the City as a college town; identify, enhance and promote the qualities that 
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make student living outside the classroom interesting and enjoyable;  

(7) Promote greater collaboration between the City, the University of Southern 

Mississippi, and William Carey University on land use, transportation/circulation, 

community events, and community building initiatives;  

(8) Promote the construction of high-quality housing in a range of housing types, 

prices and densities; preserve existing housing stock that is in good condition;  

(9) Promote home ownership opportunities and downpayment assistance programs to 

enable more residents to achieve the American dream of owning a home;  

(10) Protect the value, safety and stability of neighborhoods by ensuring that local 

zoning and development decisions do not create potential nuisances—noises, odors, 

vibrations, increases in nonresidential traffic—or allow inappropriate 

nonresidential encroachments;  

(11) Empower neighborhood residents to take active roles in improving neighborhood 

conditions and furthering neighborhood plans through participation in 

neighborhood associations; mobilize neighborhood residents to improve 

neighborhood conditions and participate in civic issues and community decision-

making;  

(12) Preserve, protect, and promote officially designated and otherwise well-recognized 

historic districts and resources;  

(13) As a certified retirement community, provide residential development options and 

quality of life amenities that are attractive to retirees;  

(14) Strive to be the outstanding city in Southeast Mississippi for health care facilities 

and skilled health care personnel. Ensure that all residents have access to quality 

health care and medical services;  

(15) Create and maintain clean, attractive public and private spaces in the City; make the 

appearance of the City something that is recognized and admired by visitors and a 

source of pride for residents;  

(16) Celebrate and promote the City’s beauty, history and culture by holding community 
events, honoring people and events that have influenced the City’s culture, and 
protecting the city’s cultural and historic places and structures;  

(17) Protect the distinctive qualities of the City’s natural environment—longleaf pine 

trees, scenic rivers and creeks—for the use and enjoyment of future generations;  

(18) Recognize that the policies and actions undertaken today in the City will have a 

lasting impact on future generations. Embrace the principles of sustainable 

development to conserve and protect natural resources, improve air and water 

quality, enhance public health and well-being, and ensure prosperity and a high 

quality of life for all current and future residents;  

(19) Preserve and maintain the beauty and character of the City by preserving the 

region’s distinctive topography;  

(20) Promote land use and development practices that consider the environment’s 
natural stormwater drainage and clarification systems—creeks, streams, 

watercourses, wetlands, and floodplains; Discourage new development in wetlands 

and flood prone areas;  

(21) The City has a well-established urban forest. Preserve and maintain the beauty and 

character of the City by promoting policies to protect and preserve the City’s tree 
canopy. 

(22) Strive to protect residents and property owners from environmental hazards;  
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(23) Protect the residents of the City by lowering the risks and reducing the effects of 

disasters on critical facilities; identify and implement mitigation strategies that will 

reduce or prevent catastrophic damages, casualties, physical and/or financial losses;  

(24) Plan appropriately for the orderly arrangement of land uses to create a city with 

safe, convenient, attractive, sustainable, healthy neighborhoods and districts;  

(25) Encourage the formation and maintenance of healthy, complete residential districts 

with a range of appropriate housing types, public uses, and neighborhood-serving 

retail and service businesses; protect neighborhoods from encroachment of 

incompatible land uses and developments;  

(26) Encourage a wider range of multi-family housing options, such as second-floor 

apartments above storefronts, townhomes, and condominiums, as alternatives to 

conventional apartment complexes;  

(27) Direct student housing to locations that are accessible to area colleges and 

universities without negatively impacting established, stable residential 

neighborhoods;  

(28) Promote high-quality, well-designed, sustainable mixed-use developments;  

(29) Provide a range of retail and service businesses that are accessible and convenient 

to all areas of the City;  

(30) Foster industrial development in industrial parks and in designated industrial 

districts in the City; attract and encourage a diverse mix of research and technology 

enterprises and light industries; 

(31) Provide adequate space for public and quasi-public land uses in the City.  Ensure 

that public and quasi-public uses are appropriately sited to be accessible to 

residents and visitors. 

(32) Promote and advance Downtown Hattiesburg as the City’s central business 
district—the heart of civic activities, entertainment, commerce, banking, specialty 

retail, urban residential, arts and culture;  

(33) Promote and advance a Community Development Renewal District to promote a 

healthy balance of homes, services, and work opportunities inside the district and 

based on the principle that all segments of the population deserve healthy vibrant 

places to live and work and recreate. 

(34) Ensure opportunities for local cultural interaction within the Community 

Development Renewal District to address a variety of planning elements that bring 

people together in public spaces and venues;  

(35) Promote “green” building and development throughout the Community 
Development Renewal District. Provide solutions that bring about a cleaner, 

healthier, and greener natural environment.  Discourage activity and development 

that destroys, degrades, or pollutes the natural environment;  

(36) Maintain a safe, efficient and convenient network of streets and sidewalks that are 

well constructed, well-maintained; build transportation facilities that are designed 

to reflect the character of surrounding land uses and provide the amenities desired 

by pedestrians and the motoring public;  

(37) Treat walking and bicycling as viable transportation modes as opposed to amenities 

only to be funded when grant monies are available. Adopt a “Complete Streets” 
policy as a guide for all future transportation decisions; 

(38) Provide adequate utility services to all residents of the City; 

(39) Embrace new technologies and be proactive in using and supporting technologies 
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and technology-based industries to enhance the City’s quality of life;  

(40) Provide adequate community facilities in all areas of the City.  Supply sufficient 

funds and personnel to ensure that adequate community services are provided in all 

areas of the City;  

(41) Provide a wide variety of passive and active recreational activities in the City for 

young children, young adults, families, adults, retirees, and persons with 

disabilities;  

(42) Realize the full potential of the Hattiesburg Zoo—the only city-owned and operated 

zoo in the State. Continue to build the zoo’s reputation as a respected 
environmental education center. Market and promote its educational programs and 

school partnerships;  

(43) Ensure the safety of City residents and visitors by providing adequate police and 

fire protection in all areas of the City; and  

(44) Ensure that the Comprehensive Plan is a living document that is implemented 

through day-to-day public decision-making, public budgeting, and through the 

actions of the many public, quasi-public and private agencies and individuals that 

impact the city’s form and function;  

(45) Develop an integrated geographic information system (GIS) designed to manage 

georeferenced data from all city departments and provide access to map data 

(zoning, flood zones, tax parcel information, etc.) to the citizens via the City’s 
website. 

 

D. This Redevelopment Plan and subsequent TIF Plans will require that developments 

induced under the TIF Act be constructed in accordance with the Comprehensive Plan 

together with the Hattiesburg, Mississippi Land Development Code, Ordinance #3209, 

adopted February 21, 2017, and as updated September 8, 2020, as the same may be 

supplemented or updated from time to time (the “LDC”), the intent of which is to ensure 

that no development activity shall occur on any public or private property within the 

jurisdiction of the LDC until and unless all applicable development approvals for the 

development activity have been granted. All developments assisted with TIF must adhere 

to the objectives and requirements of the LDC, the street and road design standards of the 

City and requirements of the City governing utilities and drainage improvements, among 

other things.  

 

ARTICLE IV 

DESCRIPTION OF REDEVELOPMENT PROJECT AREA 

 

A. Redevelopment Project Area Description: The Redevelopment Project Area designated by 

this Redevelopment Plan will consist of all real property located within the corporate limits 

of the City. It is the City’s intent to expedite the use of TIF for the benefit of the public, 

therefore in the event the City annexes other property, this Redevelopment Plan shall 

include said additional property without the necessity of amending same.  

 

B. Redevelopment Project Area Boundary Map: A map of the Redevelopment Project Area 

encompassing all real property located within the corporate limits of the City is attached 

hereto in Exhibit 1. 
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ARTICLE V 

REDEVELOPMENT TECHNIQUES TO IMPLEMENT POLICIES 

 

A. This Redevelopment Plan shall be implemented primarily by the City, exercising the 

redevelopment powers conferred upon the City by the TIF Act.  The techniques to be used 

to meet the goals and objectives of the Redevelopment Plan include rehabilitation and 

renovation, expansion of existing buildings, acquisition of real property, demolition and 

removal of buildings, construction of improvements, new development and redevelopment, 

consolidation of title, elimination of environmental deficiencies and blighting influences, 

construction of parking facilities, and encouragement of rehabilitation, renovation, new 

development and redevelopment by private enterprise.  A brief description of each 

component or technique of the Redevelopment Plan follows: 

 

B. Rehabilitation and Renovation:  This Redevelopment Plan provides for the utilization of  

TIF powers of the City to rehabilitate and renovate structures, which are: (a) substandard 

structures2 on which rehabilitation or renovation is practical in the judgment of the owners 

thereof; or (b) structures in which, in the judgment of the owner thereof, rehabilitation will 

result in a higher and better use for the property on which such structure is located. 

 

C. Acquisition of Real Property:  Real property shall be acquired as provided in Article IX of 

the Redevelopment Plan. 

D. Demolition and Removal of Structures: This Redevelopment Plan shall be implemented in 

some instances through the demolition and removal of structures. This Redevelopment 

Plan provides for the demolition and removal of the following structures, if necessary and 

appropriate: 

 

(1) Substandard structures as to which, in the judgment of the owner thereof, 

rehabilitation is not practical; 

 

(2) Structures, which in the judgment of the owner thereof, are economically obsolete; 

  

(3) Structures, which in the judgment of the owner thereof, prevent maximum 

utilization of the property on which such structures are located; 

 

(4) Structures that have been acquired by the City and determined by the  Governing 

Body of the City to be economically obsolete; and  

 

(5) Structures that have been acquired by the City and that Governing Body determines 

prevent the maximum utilization of the property on which such structures are 

located. 

 

E. Construction of Improvements:  This Redevelopment Plan provides for the construction of 

 
2 A substandard structure is a structure that does not conform to the building and related codes of the City as are in 

force and effect from time to time. 
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new improvements for uses on vacant or cleared land within the Redevelopment Project 

Area. Such construction shall be in accordance with the Comprehensive Plan, LDC, and all 

other applicable codes and ordinances of the City as may be in force and effect. 

 

F. Development and Redevelopment: Under the provisions of this Redevelopment Plan, 

vacant or cleared land held by the City may be disposed of to private parties for new 

development or redevelopment. Such disposition of land by the City shall be in accordance 

with the Redevelopment Plan and applicable State law. 

 

 This Redevelopment Plan encourages the new development or redevelopment of vacant or 

cleared land, which is acquired by private enterprises. 

 

G. Consolidation of Title: This Redevelopment Plan provides for the elimination of diverse 

patterns of ownership, which prevent or restrict development of large tracts of land. 

 

 In the event that the City determines that optimum utilization of a particular tract of land 

cannot be attained because of diversity of ownership, and that action by the City is likely to 

enhance the possibility of development of such tracts, the City may take such actions as it 

determines to be necessary to consolidate title to such tract of land. 

 

H. Elimination of Environmental Deficiencies and Blighting Influences: This Redevelopment 

Plan provides for the City to undertake to determine any and all factors, which prevent or 

restrict new development or redevelopment within the Redevelopment Project Area. The 

Governing Body of the City shall take such action as it deems necessary to reduce or 

eliminate such factors or the effects thereof. 

 

 Environmental deficiencies and blighting influences that the City may deem necessary to 

reduce or eliminate include, but are not limited to, physical conditions, ownership patterns, 

non-conforming land uses, improper development, etc. 

 

I. Construction of Off-Street Parking Facilities: This Redevelopment Plan provides for the 

construction of off-street parking facilities to serve the demand within the Redevelopment 

Project Area.  Parking facilities shall be constructed in accordance with the Comprehensive 

Plan, LDC, and other applicable codes and ordinances of the City. 

 

J. Encouragement of Rehabilitation, Renovation, New Development and Redevelopment by 

Private Enterprise: This Redevelopment Plan provides that the City shall, to the greatest 

extent feasible, afford maximum opportunity to encourage the rehabilitation, renovation, 

new development and redevelopment of the Redevelopment Project Area by private 

enterprise. 

 

 In order to utilize appropriate private and/or public resources to eliminate and prevent the 

development or spread of slums and urban blight, to encourage needed urban rehabilitation 

and renovation, to provide for the redevelopment of slum and blighted areas, and to 

provide for and encourage the new development or redevelopment of vacant or cleared 

lands, the City shall encourage rehabilitation, renovation, clearance, new development or 

redevelopment within the Redevelopment Project Area by: 
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(1) Carrying out a program of voluntary repair, renovation, and rehabilitation of 

buildings or other improvements in accordance with this Redevelopment Plan, 

including making loans to defray all or part of the costs (including costs of 

acquiring real estate) of repairing and rehabilitating buildings or other 

improvements in accordance with this Redevelopment Plan; and 

 

(2) Making loans to defray all or part of the costs of acquiring real property, 

demolishing and removing buildings and improvements and constructing 

improvements (including buildings) in the Redevelopment Project Area in 

accordance with this Redevelopment Plan. 

 

 Such loans shall be made only from the proceeds of revenue bonds or notes of the 

City secured solely by the City’s rights in connection with such loans; shall be 
made upon such terms and conditions as the City shall determine; and shall be 

subject to such additional requirements as the City shall impose. 

 

ARTICLE VI 

LAND USES, MAXIMUM DENSITIES, LAND DEVELOPMENT, 

AND BUILDING REQUIREMENTS 

 

A. Land Uses/Zoning Ordinance: This Redevelopment Plan is to be implemented in 

accordance with the Comprehensive Plan and, therefore, provides for adherence to the 

City’s land use plan.  Land use in the Redevelopment Project Area is regulated by the 

LDC, as the same may be amended from time to time. The map delineating the zoning 

districts for the City is on file in the Office of the City Clerk of the City. 

 

B. Maximum Densities/Zoning Ordinance:  The LDC of the City shall regulate the maximum 

development densities in the Redevelopment Project Area. 

 

C. Land Development/Subdivision Regulations:  This Redevelopment Plan shall require that 

any development assisted with TIF be developed in conformity with regulations and 

standards of the City governing the subdivision of land, namely the LDC. 

 

D. Building Requirements/Building and Related Codes: This Redevelopment Plan requires 

that any new construction and any rehabilitation shall meet the requirements of the 

building and related codes of the City as may be in effect from time to time. 

 

ARTICLE VII 

REAL PROPERTY ACQUISITION 

 

A. Procedures:  This Redevelopment Plan requires that all property acquisitions by the City 

shall be made in accordance with the TIF Act. Discrimination of any kind shall be 

prohibited. Race, color, creed, national origin, age, and sex shall in no way affect any 

aspect of the land acquisition process. 

 

B. Property to Be Acquired:  Under the provisions of this Redevelopment Plan, the City may, 
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at its discretion, acquire real property (as defined in the TIF Act) for needed public 

facilities within the Redevelopment Project Area (including, but not limited to, surface or 

multi-story parking facilities). 

 

Where necessary to eliminate unhealthy, unsanitary or unsafe conditions, lessen density, 

eliminate obsolete or other uses detrimental to the public welfare, or otherwise to remove 

or prevent the spread of blight or deterioration, the City may, from time to time in its 

discretion, acquire mortgages made to finance costs of  (1) acquiring real property, (2) 

demolishing and removing buildings and improvements, and (3) constructing 

improvements in the Redevelopment Project Area in accordance with this Redevelopment 

Plan. 

 

ARTICLE VIII 

TRAFFIC CONTROL AND MAJOR CIRCULATION ROUTES 

 

This Redevelopment Plan is to be implemented in conformity with the Comprehensive Plan.  The 

City shall, from time to time, establish major traffic circulation routes for the Redevelopment 

Project Area and will maintain traffic controls.  The City’s transportation plan, subdivision 

regulations, street design and construction standards govern street widths, ingress and egress 

patterns, turn lanes, turn restrictions, and vehicle limitation established by weight. 

 

The City’s regulations, along with realignment, widening, and overlaying of existing streets will 

achieve improved traffic circulation and flow for City and pass-through traffic.  Traffic control 

and circulation in the Redevelopment Project Area will utilize appropriate signage and electronic 

signalization as necessary and will provide optimum access to existing and proposed off-street 

parking. This Redevelopment Plan will be implemented so as to efficiently integrate traffic 

circulation and flow into the zoning scheme of the City and the general circulation patterns of the 

community. 

 

ARTICLE IX 

OFF-STREET PARKING, LOADING AND UNLOADING SPACE 

 

This Redevelopment Plan conforms to the LDC and other codes and ordinances wherein off-street 

parking, loading and unloading space requirements shall be regulated and controlled. 

 

ARTICLE X 

RELATIONSHIP TO POLICIES REGARDING APPROPRIATE LAND USES, 

IMPROVED TRAFFIC, PUBLIC TRANSPORTATION, PUBLIC UTILITIES, 

RECREATIONAL AND COMMUNITY FACILITIES,  

AND OTHER PUBLIC IMPROVEMENTS 

 

This Redevelopment Plan will serve to support and complement the Comprehensive Plan and the 

LDC.  The objective of this Redevelopment Plan is to adhere to the purposes and the goals, 

objectives, vision, and strategies of the Comprehensive Plan and the LDC and to use TIF as an 

inducement for development and redevelopment pursuant to the Act.  This Redevelopment Plan 

seeks to utilize TIF to incentivize capital investment that will encourage the redevelopment of 

blighted areas, strengthen the entire community by carefully planning the location of shopping 
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centers and the design of business establishments, increase the tax base, increase retail sales tax 

rebates, increase revenues from special tourism taxes and economic development and increase job 

opportunities in the City. This Redevelopment Plan seeks to encourage revitalization of the 

Redevelopment Project Area by inducing new development and redevelopment.  Public facilities 

and services will be improved and properly maintained as a result of the implementation of this 

Redevelopment Plan. This Redevelopment Plan seeks to encourage development and 

redevelopment projects and to insure their conformity to the Comprehensive Plan, the LDC and 

the elements comprising both the Comprehensive Plan and the LDC. 

 

ARTICLE XI 

PROVISIONS OF REGULATIONS DECLARED TO BE MINIMUM REQUIREMENTS 

 

For the purposes of this Redevelopment Plan, regulations referred to shall be interpreted and 

applied as minimum requirements. Whenever the requirements of these regulations are at variance 

with the requirements of any other lawfully adopted rules, regulations, ordinances, deed 

restrictions or covenants, the most restrictive or that imposing a higher standard shall govern. 

 

ARTICLE XII 

WAIVER OF REQUIREMENTS 

 

A. Any requirement or condition contained in this Redevelopment Plan may, upon request 

and for good cause shown, be waived or modified by the City to the extent permissible 

under law. 

 

B. If any provision of this Redevelopment Plan is held by a court of competent jurisdiction to 

be illegal, invalid or contrary to public policy, such finding shall not affect the remaining 

provisions of this Redevelopment Plan, and this Redevelopment Plan shall be construed 

and continue in existence as if such illegal, invalid or contrary to public policy was not 

contained herein.   

 

ARTICLE XIII 

PROVISIONS FOR AMENDING THE PLAN 

 

This Redevelopment Plan may be modified by the City in accordance with the TIF Act, as the 

same may be amended from time to time.    
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EXHIBIT 1 

Redevelopment Project Area 

(encompasses all real property located 

within the corporate limits of the City as of November 2024) 
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