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Chapter 1 | ntroduction

Each of us has a vision of what Pascagoula should be like in the future. Although
our visions are different, they share common qualities. We aspire to create a
safe, beautiful City for ourselves, our children, and future generations. We
envision a City with diverse housing opportunities, where the natural environment
is protected, where excellent services are provided, and where citizens have a
say in government. We aspire to create a City that is economically healthy and a
good place to do business.

The Pascagoula Comprehensive Plan strives to build a coherent vision of the

Cityés future from the visions of a diverse
of the Cityos r e qeighmndods, andbalifisidlsnirgos & leokl ,

strategy for managing change. It also provides a framework to help coordinate

the related initiatives that are underway in Pascagoula.

The Comprehensive Plan is the primary tool for guiding the future development

of the City. On a daily basis the City is faced with tough choices about growth,

housing, transportation, neighborhood improvement, and service delivery. A
Comprehensive Plan provides a guide for making these choices by describing

longt erm goals for t h e sCholicigsote guileudaysto-day as wel |
decisions.

Purpose of the Comprehensive Plan

The Pascagoula Comprehensive Plan contains t
use and community design, transportation, housing, natural environment,

business and economics, and community services. Its policies apply to both

public and private properties. Its focus is on the physical form of the City.

The Plan is used by the City Council and Planning Board to evaluate land use

changes and to make funding and budget decisions. It is used by City Staff to

regulate building and development and to make recommendations on projects. It

is used by citizens and neighbor hgangk gr oups
plans and proposals for different geographic areas. The Plan provides the basis

for t he Cityods devel opment regul ations and
improvements program. A section appears at the end of each chapter
suggesting capital projects that would pr omo:

The Comprehensive Plan is a legal document and must meet specific State

requirements for content. State law establishes the topics that must be

addressed and the maps and diagrams the Plan must contain. The Plan must be

comprehensive, long-range, and internally consistent. Its policies apply to all
property within Pascagoula's fsphere of i nfl
land within the City limits, and other property in unincorporated Jackson County.

Although the County is not obligated to comply with the Plan in the

unincorporated area, mutual cooperation provides benefits to the City and

County.
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Pascagoula last updated its Comprehensive Plan five years ago, completing the
update just a month before the onset of Hurricane Katrina in August 2005 (plan
published in 2006). The damage and impact of that storm fundamentally altered
life and planning in this City, and has served to both bring the community
together, and to shift the focus of planning and investment of public resources to
support rebuilding efforts.

This 2010 update of the 2006 Comprehensive Plan focuses on what has
changed in the City and highlights the opportunities for sustainable
redevelopment. The common theme in the City today - - we are not just
rebuilding what was lost; we are building a better Pascagoula.

Community Values

The Pascagoula Comprehensive Plan is built upon the values of the community,
summarized here.

BUiLDING COMMUNITY AND NEIGHRBORHQODS

Pascagoula's diverse neighborhoods are the building blocks of the community.
Schools, libraries, parks, public facilities and small businesses are an essential
part of neighborhood life and help build the bridge between neighborhood and
community. The City is committed to building upon the strengths of its
neighborhoods, keeping them safe and attractive, maintaining a distinct identity
for each, and delivering top-quality community services to all residents.

MAINTAINING AND ENHANCING COMMUNITY CHARACTER

The community treasures the special qualities of the City, including its historic
buildings, pedestrian scale, architecture, and beautiful streets and parks.
Maintaining the physical qualities of the City is an overarching consideration,
incorporated in all parts of the Plan. The Land Use and Community Design
Element includes specific provisions to maintain Pascagoula's best features and
enhance and improve those areas where these features are lacking.

REDUCING RELIANCE ON THE AUTOMOBILE

The Plan provides policies and specific actions for reducing the impacts of cars

on the environment and improving options for pedestrians, bicyclists, and transit-

user s. In the future, a greater emphasis wi
multi-modal transit capabilities. New shuttle bus, pedestrian, and bicycle facilities

are envisioned. The City will strive to create a development pattern where people

can walk, bicycle or take public transit rather than drive.

MEETING HOUSING SUPPLY CHALLENGES

Increasing the housing supply and maintaining the diversity and quality of
Pascagoula's housing stock are challenges. This Comprehensive Plan seeks to
meet these challenges by increasing the supply of housing at all price levels.
The plan safeguards existing single family neighborhoods and rental housing. It
proposes new map designations where higher densities are allowed in
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appropriate locations and new policies to ensure that the remaining housing sites
are used efficiently.

PROTECTING AND REPAIRING NATURAL FEATURES

While most of the wetlands are already protected as permanent open space, the
Comprehensi ve Pl an 6d to fthe dragde etosystams withim wa r
devel oped portions obhyous, many & iwhigh.haveTbheen Ci t y 6 s
altered by flood control projects, are envisioned as greenbelts and community

gateways. The Plan also emphasizes the benefits of street trees and promotes

an urban forest throughout the City.

MEETING RESIDENTIAL AND COMMERCIAL NEEDS

Pascagoula needs to be known as a desirable residential community and a City

with a healthy, competitive business community. Meeting the demands of each

community is a major theme of the Plan. The Plan establishes the physical

boundaries of residential and commercial areas and sets limits where necessary

to ensure that business and housing remain compatible. It encourages

commercial enterprise, but not at the expense o f t he Cityods resi
neighborhoods. The City is committed to retaining existing businesses,

maintaining vital commercial areas, and attracting quality new businesses. Major

new initiatives are envisioned to promote and take advantage of market interest

in strategic geographic areas.

PROVIDING RESPONSIVE GOVERNANCE AND REGIONAL LEADERSHIP

The Plan emphasizes the Cityds commitment to
encourages collaboration among citizens, businesses, and local officials. It

affirms Pascagoula's role as a leader in addressing regional issues. It promotes

partnerships and targeted public investment.

Use and Organization of the Plan

Pascagoula's Comprehensive Plan is to be used by all members of the
community, as well as any other person or organization interested in the future of
the City. You will find it a useful, easy-to-read document. A key concept in the
Plan is the idea of a Vision for Pascagoula 8 a shared dream of Pascagoula in
the future. A vision is not a binding goal, and in fact may not be achievable in the
near future or even the next generation. Long-term thinking is the foundation of
the Plan. Thoughtful, purposeful, targeted action is the approach to achieving
that future.

State law requires that local planscontai n f i ve mandatory sections,
The State provides considerable flexibility in how these elements are organized.
The table below shows the State-mandated elements and their counterparts in
the Pascagoula Comprehensive Plan. Pascagoula's Plan departs from the
structure suggested by the State in a number of ways. The scope of the Land
Use Element has been broadened to address community design and a particular
focus on redevelopment of targeted areas, part of a series of Small Area Plans.
The Natural Environment Element incorporates open space, conservation, public
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safety and noise. The Plan also includes elements on Business and Economics,
Community Services and Facilities and Governance. Although these three
elements are not required by State law, the issues they address are fundamental
to the future quality of life in Pascagoula. Once adopted, the optional elements
have the same legal status as the mandatory elements. No single element or
subject supersedes any other.

The Document contains a Glossary, which should be helpful to readers. Copies
of the Pascagoula Flood Maps are also included by reference, although it should
be noted that these maps are subject to change as FEMA evaluates the flood
elevations that will be used in the future.

TABLE 1.1: COMPREHENSIVE PLAN ELEMENTS

Land Use Land Use & Community Design
Transportation Transportation

Housing Housing

Open Space Natural Environment
Community Facilities Community Services & Facilities

Business & Economics

Governance

The Elements of the Plan share a common format and use similar terms and

references. Each Element contains background information on specific subjects

to make the Comprehensive Plan more useful as a reference document and to

provide the technical basis for its policies and programs. Each Element contains

maps that provide current information about the City, or graphic illustrations of

the Cityods policies f or r teepmapi gropasalsdoeogr aphi c
transportation, public facilities and environmental protection. Each Element

includes goals, policies and programs that are the essence of the Plan and are to

be consulted to guide decisions on a wide range of issues.

As you use this Comprehensive Plan, keep in mind that the goals, policies and

programs are just as important as the maps in making land use and development

decisions. To be consistent with the Plan, a project must not only be permitted

on the Land Use and Circulatio n  Ma p , it must also meet the
policies. Further, the policy framework established within the plan provides a

foundation for capital improvements decisions and development regulations.

A Goal is a general end towards which the City will direct effort. A Policy is a
specific statement of principle or of guiding actions that implies clear commitment
but is not mandatory. A general direction is what a governmental agency sets to
follow, in order to meet its goals and objectives before undertaking an action
program. A Program is an action, activity, or strategy carried out in response to
an adopted policy to achieve a specific goal or objective.
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| nstitutional Framework

Policy, funding, and resource allocation decisions in the City are the
responsibility of the elected City Council, with the advice and support of the
Pascagoula Planning Board. Planning for the City is coordinated through an
existing administrative structure that includes a Program Manager responsible for
Community Development initiatives, Long Term Planning, and Waterfront
Development, and an Operations Manager responsible for Public Works, Parks
and Recreation, Code Enforcement, and Main Street initiatives.

Citizen participation in Pascagcessesasds pl ann
robust. At the forefront of these volunteer efforts is the work of a Strategic

Planning Committee that has responsibility for preparing, monitoring, and
updating the Citybds Strategic Pl an. This pr
the 1999 publication of the Strategic Plan for Pascagoula, Mississippi. This

Strategic Plan was most recently updated in 2010. The Comprehensive Plan

and the Strategic Plan complement each other, and are both important. The

Comprehensive Plan takes a long view and sets long-term goals and context.

The Strategic Plan focuses on steps that can and should be taken now, and

mobilizes community interest and action. The most recent version of
Pascagoul ads Strategic Pl an, prepared by the
adopted by the City Council on July 21, 2010, forms the foundation for

implementation of this Comprehensive Plan and is described in Chapter 10:

Implementation.

| mplementing the Plan

The Comprehensive Plan will be implemented through the actions of City Staff,
the Planning Board other Boards and Commissions and the City Council. Plan
policies will be carried out through the adoption and revision of ordinances like
the Zoning Ordinance and Subdivision Regulations, through annual budgeting
and capital improvement programming, through the empowerment of
neighborhood and community groups, and through ongoing decisions on future
development proposals.

Long-range planning in Pascagoula does not end with the adoption of this
document. It is important to continue the steps necessary to bring forth the vision
of the Plan. The Plan is intended to be a living document, to grow and change as
local conditions change. It may, at times, be necessary to amend the Plan.
While some amendments change the land use designation of a particular
property, any part of the Plan may be amended as circumstances change.
Amendments may be initiated by property owners, the Planning Board, the
Strategic Planning Committee, the City Council, or City staff. All amendments
require public hearings by the Planning Board and City Council and evaluation of
the environmental impacts they may have.

Only through continuing to use, evaluate and amend the Plan can Pascagoula
reach the vision sought by all the dedicated people who contributed to the
development of the Plan.
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Chapter 2. Land Use and
Community Design

Vision Statement

Pascagoula will be a vital, attractive place to live, work, and visit. The elements tfjat
make Pascagoula a great commudiii{s neighborhoods, shopping and employme
centers, civic uses, open spaces, and natural reso@reds be strengthened and
enhanced. The diverse range of housing and work environments will be sustainedjand
expanded to create more choices for all income levels. All Pascagoula neighborhgbds
will be improved, each to have public gathering spaces, essential services and pedesfrian
amenities, to encourage less reliance on the automobile.

| ntroduction

The relationship between land use, urban design, transportation, and economics
are emphasized in this Land Use and Community Design Element. This Plan
also recognizes that the design of buildings and surrounding spaces cannot be
separated from land use decisions. Urban design considerations appear
throughout the Element. The Element also recognizes that land use decisions
must be closely integrated with transportation and economic decisions. This is
reflected in the El ementés focus on the phys
of the City and the future role of the Cityod

ThelLand Useand Community Design EIl ement provides
development of public and private property. It begins by describing the context in
which local planning decisions are made, and proceeds with goals, policies, and
programs covering a broad range of growth and development topics. The goals,
policies and programs are organized into three major sections. The first
sectiond Local Land Use and Growth Managementd establishes the limits to
ur ban gr owt h and sets t he di r soale iammn for m
character. The second section - City Structure - presents a new conceptual
structure for Pascagoula, organizing the City into Residential Neighborhoods,
Centers, and Employment Districts. This section focuses on the way these areas
are connected to each other and includes policies and programs for specific
geographic areas of the City. The third section - Design of Buildings and Public
Spaces - addresses citywide urban design issues, including historic preservation
and the design of buildings, civic uses, public ways, public art, and infrastructure.

This Element meets the State of Mississippi requirements for a Land Use
El ement . It defines the Cityds | and wuse <ca
Land Use Map guiding the development of each property in the City. A
component of this element is a collection of Area Plans. This section identifies
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specific areas of Pascagoula that are particularly in need of in depth study. Two
Area Plans have been prepared to date: one for the downtown waterfront area,
and one for Lowry Island.

Planning Context

PASCAGOULAE ROLE WITHIN THE REGION

Pascagoula is located in the southeastern part of Jackson County.
Geographically, the City is located on U.S. 90, along the Mississippi Gulf Coast,
shares its northern boundary with Moss Point, Mississippi, and its western
boundary with Gautier, Mississippi. Through time, Pascagoula has maintained
close and collaborative relationships with adjoining counties and cities. Its
officials and citizens have maintained a tradition of leadership in land use,
transportation, and environmental planning efforts, both at the local and regional
level. These efforts have yielded policies for controlling and managing the
regionods growt h, protecting O p esgOUICBSp a C e, an.
Pascagoula is projected to increase in population from 26,200 in 2000 to 30,250
by the year 2030. Although the amount of population growth that is projected in
Pascagoula may be small, the City is not insulated from the challenges of an
increasing population. These challenges can only be faced through cooperative
regional planning. Pascagoula will continue to be a partner in this process.

EVoOLUTION OF THE CITY

Early Pascagoula History

In 1699 D6l berville and Bndetarteddskaechforanded on
site for the construction of Fort Maur epas.
Pascagoula River and discovered the villages of the Biloxi and Pascagoula

Indians. They were treated well by the Pascagoula Indians and made an alliance

with them. The Pascagoula, of Choctaw lineage, was a small, peaceful nation

who was adept in the art of cultivating whea
is thought to mean fibreadd and fAgoul ad to me

The Pascagoula area was a part of the French province from 1699 to 1763.

During this period, in 1711, a French land grant was given to Madame de

Chaumont. Madame de Chaumont sent a fleet to establish a fortress on Lake

Catahoula (now Krebs Lake). This fleet arrived in 1718 under de la Pointe and

built a settlement. In 1730, Hugo Krebs, an Alsatian, mar r i ed de | a Poir
daughter Marie Jean. The Krebs became the dominant clan and the area

became known as Krebsuville.

When the French and Indian War ended in 1763 this area came under British
rule. However, the English did little to develop this area. The British lost control
of the area in 1781 at the end of the Revolutionary War.

The Pascagoula area became part of the Spanish Territory in 1781. The
Spanish used one of the buildings built by the French as a fort. Few Spaniards
moved into the area and Spain lost control of the area in 1798.
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On June 7, 1798, the Pascagoula area became part of the territory of the United
States. In 1817 the area entered the Union as a part of the State of Mississippi.

Scranton was the name given to the railroad express office and the town which
grew up around the railroad. In 1890, Scranton was established as a city. The
town of Pascagoula consisted of the area from just south of the present
Communy Avenue south to the Mississippi Sound. Pascagoula obtained town
status in 1896. The town of Pascagoula and the City of Scranton were merged
on April, 1904 to create what is presently known as the City of Pascagoula.

The City has grown many times its original size over the next century as land to
east, west and north were annexed.

Today, Pascagoula comprises 17,328 acres, or about 27.08 square miles.

General Land Use within the City

The corporate limits of Pascagoula include approximately 17,328 acres. The City
includes several distinct land masses. A majority of the City is located on a
peninsula that can be accessed from the north and from the east. Most of the
residential development within the City is located on this peninsula, as well as
most of the commercial development.

A second land mass within the Pascagoula River Delta, west of the Pascagoula
peninsula houses activities of Northrop Grumman-Ingalls Shipyard and Singing
River Island. Additionally, the City owns a portion of Round Island.

TABLE 2.1: TOTAL LAND USE WITHIN THE CITY OF PASCAGOULA, 2005

Residential i Single Family 2,340.6 135
Residential i Apartments & Condominiums 155.3 0.9
Residential i Mobile Homes 23.6 0.1
Commercial 526.6 3.0
Industrial 1,786.3 10.3
Government (includes Singing River Island) 773.8 4.5
Parks & Recreation 239.5 14
Churches and Related Organizations 187.7 1.1
Transportation 1,160.0 6.7
Vacant Land 10,134.6 58.5
All Land Uses 17,328.0 100
SOURCE: Gulf Regional Planning Commission, 2004-2005.

A detailed listing of the land uses that comprise each Land Use Category is found in the Appendix
B: Supporting Information and Data.

The predominant land use within the City is single-family residential
development. Approximately 7,255 parcels within the City T or about 72.6% of
the total number of parcels are in a single-family residential land use. Another 84
parcels of land within the City are designated as residential land uses providing
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locations for apartments, condominiums, duplexes, mobile homes and mobile
home parks. Residential land uses, however, accounted for about 14.5% of the
total land use within the City. Single-family residential land uses are the
dominant type of residential development, accounting for 13.5% of total land
uses and 32.5% of developed land uses.

The second most prevalent land use within the City is industrial use. Industrial
land uses are defined as lands involved in industrial activity, as well as land
devoted to the provision of water, sewer, electrical, and phone services. Parking
lots are also included within this land use category. The Gulf Regional Planning
Commission identified 226 parcels of land within the City that accounted for
1,786.3 acres of industrially defined land uses. Industrial land uses accounted
for 10.3% of the land within the City and nearly one-quarter (24.8%) of developed
land uses.

Industrial areas within Pascagoula are | ocat ed on the Cityds west
along the Cityo0 sHistcacally,éndustrieb that lacdtedringthe City

were water dependent industries and located along the navigable waters of the

Pascagoula River and the Mississippi Sound. A majority of the West Bank area

located along the Pascagoula River is in industrial development. Likewise a

number of i ndustries are | ocated on Bayou
boundary. Within the interior of the City, the parcels designated as industrial land

uses tend to be much smaller. Only about 7% of the industrially used lands in

Pascagoula are outside of the waterfront and its adjacent blocks.

Commercial land uses within the City account for 526 acres of land. The
commercial lands are located on 718 parcels. Commercially defined lands
account for about 3.0% of all land uses within the City or about 7.3% of all
developed land within the City. Commercial lands include retail stores, shopping
centers, services, offices and medically related establishments including clinics
and hospitals. Commercial lands within the City tend to be located on high traffic
commercial corridors. These corridors include Highway 90, Market Street (to
within two blocks of the Mississippi Sound), and Old Mobile Highway.
Substantial commercial development also exists along Ingalls Avenue and Chicot
Street, but commercial land uses in these areas are denser at intersections along
these roadways. Finally, Pascagoula has a significant downtown area which is
characterized by mixed land uses. This area extends from the Pascagoula River
to Market Street from roughly the Highway 90 Overpass to Convent and School
Avenues area.

Local, state and federal government installations and buildings account for 773.8
acres of land within Pascagoula on 85 parcels of land. Governmental land uses
account for 4.5% of the land within the City or about 10.8% of the developed
land. This land use includes Singing River Island as well as the facilities of the
Pascagoula School District and the Jackson-George Regional Library System.
County facilities, including the County Jail and the County Fairgrounds are also
included within this category of land uses.

City parks and recreational facilities are a distinct land use. There are 49 parcels
designated as parklands, accounting for 239.5 acres of land. Parklands account
for 1.4% of the total land use within the City and about 3.3% of all developed
lands. This category of land use includes public and private parklands including
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private golf courses and yachting clubs, school recreational lands and City parks.
Parks and recreational areas are well distributed throughout the City.

Another category focuses on churches and related organizations. Within the
City, approximately 187.7 acres on 125 parcels are designated within this
category. This land use includes churches, church and charitable offices and
church or parochial school facilities (Pascagoula Country Club is included in this
category). These land uses account for 1.1% of all land uses within the City and
2.6% of all developed land uses within the City.

Roads, highways, railways and rights of way account for 1,160 acres within the
City. This land use accounts for 6.7% of all land uses within the City and about
16.1% of all developed land uses.

In 2006, approximately 10,134.6 acres of land were undeveloped within the City.
Much of this land is unlikely to be developed. Approximately 1,350 acres of the
vacant land is developable and located on smaller infill parcels throughout the
City and on larger open parcels on the east side of the City.

Pascagoula is a unique community. Compared with other cities, the amount of
developed land within Pascagoula is heavily weighted toward the workplaced

specifically industrial land uses. The land intensive nature of shipbuilding is the
reason why the number of acres of industrial land use is so significant. Within
the City, workplace land uses accounted for 32.1% of all developed land. Of
these workplace land uses, about one-quarter of the land in Pascagoula was in
industrial land uses. Commercial land uses in Pascagoula accounted for 7.3% of
developed land within the City. The higher land use ratio for workplace land uses
results in less residential land use. Pascagoula is a unique City, since it is a
community that supports a global industry. While manufacturing has been on the
decline in recent years in many other areas of the Country, manufacturing is still
an important industry, economic generator, and major land use within
Pascagoula. It is likely that the City will never be comparable to other
communities in terms of land use. However, it is important to find tools and
methods to provide more housing and different types of housing within the City,
and there is a need for commercial development to achieve the typical standard.

Projections for Land Use

Estimates call for the population within the City to be between 29,883 people to
30,253 people by the year 2030. Projections for land use were made based
upon the following assumptions:

9 Population will only slightly exceed the growth rate experienced
between 1990 and 2000 (slow growth projection).

9 Land use ratios within the City will remain similar.
9 Demand for industrial land will remain the same.

Based upon existing land use patterns approximately 1,005 to 1,096 acres of
additional land will be developed within the City during the next 25 years. Based
upon the existing land use patterns, between 354.2 to 384.8 acres of land will be
developed as residential land usesd maintaining a lower than average number of
developed acreage in residential land use. Based upon existing land use
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patterns, approximately 328.5 to nearly 362 acres will be developed in civic uses,
including governmental facilities, schools, parks, roads, civic organizations and
churches.

TABLE 2.2: PROJECTIONS FOR LAND USE FOR THE CITY OF PASCAGOULA, 2005

EXISTING LAND USE PATTERNS WILL CONTINUE

Residential Use 2,519.5 2,873.71 2,904.3 354.21 384.8
Workplace Use 2,312.9 2,935.171 2,662.3 322.27 349.4
Industrial Use 1,786.3 2,037.4171 2,057.2 251.171 270.9
Commercial Use 526.6 597.71 605.1 71.17 785
Public Uses 2,361.0 2,689.51 2,722.8 328.51 361.8
Vacant Land 2,05071 2,460

Based upon existing land use patterns, Pascagoula has a high percentage of
developed land in workplace land uses, specifically industrial land uses. If this
pattern continues into the future, approximately 322.2 to 349.4 acres of land will
be developed either commercially or industrially within the City.

The City should allocate 25% to 30% more than the land needed for
development by 2030 to accommodate growth after 2030. This number is
reflected as vacant land in the table depicting land use projections.

Pascagoul ads waterfront makes the community
waterfront access exist on every side of the City. And the City has remained true

to its industrial heritage, since working waterfronts are located on almost every

body of water surrounding the City.

Land Usein Areas L ocated Along the Waterfront

Waterfront areas of Pascagoula need particular attention, and it is useful to look
at possibilities for development and redevelopment. Waterfront areas have been
divided into sections on the following map.
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Specific areas that were located along the waterfront are designated as Areas A,
B, F, E, D, W, X, Y, AA, and M, as shown in the above map. These include the
areas that suffered the worst damage from the 2005 storm.

The Citybds Centr al Business District or down
area is bordered on the north by U.S. Highway 90, east to Market Street, south

on Market Street to Convent Street, then west on Convent Street to Pascagoula

Street, South on Pascagoula Street to Dupont Street and west to the waterfront.

The western boundary of Area F is the waterfront of the Pascagoula River.
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