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Planning Commission
1018 Porter Avenue
Ocean Springs, MS 39564

Thursday, September 7, 2023 @ 5:00 PM

1. Call Meeting to Order

2. New Business

a. Recommondation Regarding Conformance of the Urban Renewal Plan with the
Comprehensive Plan

3. Adjourn
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CITY OF OCEAN SPRINGS
COMMUNITY DEVELOPMENT AND PLANNING
POST OFFICE BOX 1800
OCEAN SPRINGS, MS 39566-1800
228-875-4415

PLANNING COMMISSION REPORT

PUBLIC MEETING DATE: September 7, 2023

REQUESTED ACTION: Make a recommendation that the proposed Urban Renewal Plan
conforms with the Comprehensive Plan

The City of Ocean Springs is preparing an Urban Renewal Plan for the development and redevelopment
of several project areas across the City. The State of Mississippi sets out the requirements that the City
must follow in preparing and adopting the Urban Renewal Plan (Section 43-35-3, paragraph (i) of the
Mississippi Code of 1972 (as amended)).

The Urban Renewal Plan has been developed in conformity with the goals and objectives of the City of
Ocean Springs Comprehensive Plan. The Urban Renewal Plan incorporates by reference the goals and
objectives of the Comprehensive Plan and the various elements of the Plan such as residential,
commercial and industrial development, in addition to transportation, land uses, and community
facilities. The Urban Renewal Plan, like the Unified Development Code and the zoning and subdivision
regulations, will serve as an implementation tool for the Comprehensive Plan.

The State laws that allow an Urban Renewal Plan also require the Planning Commission to meet and
make a recommendation on the Urban Renewal Plan’s conformance with the comprehensive plan. The
proposed Urban Renewal Plan is attached for your review. It includes a description of the plan,
boundary maps of the project areas and sections from the comprehensive plan.
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URBAN RENEWAL PLAN

CITY OF OCEAN SPRINGS
URBAN RENEWAL PROJECT

CITY OF OCEAN SPRINGS, MISSISSIPPI
2023
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URBAN RENEWAL PLAN—CITY OF OCEAN SPRINGS—URBAN RENEWAL PROJECT

ARTICLE |

A. INTRODUCTION: The City of Ocean Springs will undertake an urban renewal and
redevelopment project as defined in the “Urban Renewal Law” of Section 43-35-37 of the
Mississippi Code of 1972 (as amended). The Urban Renewal Plan for the City of Ocean
Springs Redevelopment Project Area represents a plan for the overall redevelopment of

a part of the City of Ocean Springs.

B. URBAN RENEWAL PLAN DEFINED: Section 45-35-3, paragraph (1) of the Mississippi
Code of 1972 (as amended) defines an Urban Renewal Plan to be a “plan, as it exists
from time to time, for an urban renewal project, which plan (1) shall conform to the general
plan for the municipality as a whole except as provided in subsection (g) of Section 45-35-
13; and (2) shall be sufficiently complete to indicate such land acquisition, demolition and
removal of structures, redevelopment, improvements, and rehabilitation as may be
proposed to be carried out in the urban renewal area, zoning and planning changes, if
any, land uses, maximum densities, building requirements, and the plan’s relationship to
definite local objectives, respecting appropriate land use, improved ftraffic, public
transportation, public utilities, recreational and community facilities, and other public

improvements”.

The City of Ocean Springs Urban Renewal Plan is a plan for the development and
redevelopment of the City of Ocean Springs and will serve as the plan for the project area.

C. URBAN RENEWAL PROJECT DEFINED: An “urban renewal project” as defined in
Section 43-35-3, paragraph (i) of the Mississippi Code of 1972 (as amended) provides
“‘undertakings and activities of a municipality in an urban renewal area for the elimination
and for the prevention of the development or spread of slums and blight, may involve slum
clearance and redevelopment in an urban renewal area, or any combination or part thereof

in accordance with an urban renewal plan.

Such undertakings and activities may include:
1. Acquisition of a slum area or blighted area or portion thereof;
2. Demolition and removal of buildings and improvements;

3. Installation, construction, or reconstruction of streets, utilities, parks, playgrounds,
and other improvements necessary for carrying out in the urban renewal area the
urban renewal objectives of this article in accordance with the urban renewal plan;

4. Disposition of any property acquired in the urban renewal area (including sale,
initial leasing or retention by the municipality itself) at its fair value for uses in

accordance with the urban renewal plan;

5. Carrying out plans for a program of voluntary or compulsory repair and
rehabilitation of buildings or other improvements in accordance with the urban

renewal plan; and
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6. Acquisition of any other real property in the urban renewal area where necessary
to eliminate unhealthful, 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, or to provide land needed for public
facilities”.

Activities to be undertaken in the area include: acquisition of property for redevelopment
by the City, non-profit organizations, and by private enterprise; relocation of businesses
and residents (if necessary); rehabilitation of sub-standard structures to acceptable code
standards; removal of structures; installation of public improvements including street
improvements, landscaping and streetscape improvements; and disposition of property
acquired in the urban renewal area.

ARTICLE II: DESCRIPTION OF URBAN RENEWAL AREA

A. URBAN RENEWAL AREA BOUNDARIES: The Urban Renewal Area as defined in Section
45-35-3, paragraph (k) of the Mississippi Code of 1972 (as amended) provides “slum area
or blighted area or a combination thereof which the local governing body designates as
appropriate for an urban renewal project.” On the 4" day of April, 2023, the Mayor and
Board of Aldermen adopted a Resolution making a finding that one or more slum or
blighted areas exist in the City of Ocean Springs. The basis for the declaration of the City
of Ocean Springs Urban Renewal Area is set forth in the Resolution.

EXHIBIT 1: COPY OF RESOLUTION ESTABLISHING URBAN RENEWAL AREA
B. URBAN RENEWAL AREA BOUNDARY MAP
EXHIBIT 2. COPY OF URBAN RENEWAL BOUNDARY MAP
ARTICLE Illl: URBAN RENEWAL PLAN CONFORMITY WITH CITY’S COMPREHENSIVE PLAN

CITY OF OCEAN SPRINGS COMPREHENSIVE PLAN AND URBAN RENEWAL PLAN
OBJECTIVES

The Urban Renewal Plan has been developed in conformity with the goals and objectives of the
City of Ocean Springs Comprehensive Plan, which is the “Official Plan” for the City. The Urban
Renewal Plan incorporates by reference the goals and objectives of the City of Ocean Springs
Comprehensive Plan and the various elements of the Plan such as residential, commercial and
industrial development; transportation; land use; and community facilities. The Urban Renewal
Plan, like zoning, subdivision regulations and building codes, will serve as an implementation tool
for the Comprehensive Plan. According to the City of Ocean Springs Comprehensive Plan, these
goals and objectives describe positive elements that the Plan seeks to achieve over the planning
period while also addressing the City’s pressing land use problems.
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EXHIBIT 3: EXCERPTS FROM THE CITY OF OCEAN SPRINGS
COMPREHENSIVE PLAN GOALS AND POLICIES ADOPTED
HEREIN BY REFERENCE AS PART OF THE URBAN RENEWAL PLAN.

ARTICLE IV: EXISTING CONDITIONS/OCEAN SPRINGS URBAN RENEWAL PROJECT

The Urban Renewal Area depicted in Exhibit 2, and as established by the Resolution of the Mayor
and Board of Alderman referenced herein above, contains areas that qualify as “slum” or
“blighted” areas as defined in Section 43-35-3 (h) and (i) of the Mississippi Code of 1972 (as
amended). Wade Morgan, a member of the American Institute of Certified Planners with over forty
years of experience in urban planning and the creation and implementation of urban renewal
plans, set forth in a letter to the Mayor and Board of Aldermen bearing date of April 4, 2023, a
number of justifications in support of the Resolution establishing an Urban Renewal Area for the
City of Ocean Springs. These justifications include the following: deteriorated or deteriorating
structures; defective or inadequate street layout; faulty lot layout in relation to size, adequacy or
usefulness; and, deteriorated site and/or site improvements. It was his opinion that these
conditions present impediments to the “sound growth of Ocean Springs and constitute an
economic and social liability to the proposed renewal areas and the City as a whole”. ( Mr.
Morgan’s letter appears as an attachment to Exhibit 1, supra.).

In order to foster the development and redevelopment of the area depicted in Exhibit 2, supra, it
has been designated as an Urban Renewal Project for the City of Ocean Springs. The Plan calls
for the renewal, revitalization, and redevelopment of the Urban Renewal Area through the
acquisition and relocation of businesses and, if necessary, residences, for rehabilitation and for
redevelopment of the Area for tourism and economic development. Additionally, the Plan calls for
rehabilitation of structures through vigorous code enforcement procedures and other programs,
reconstruction and realignment of streets as needed, provisions for infrastructure upgrades and
rehabilitation and any needed bulkhead repairs, and the strict enforcement of zoning, signage
and land use restrictions.

ARTICLE V: PROPOSED RENEWAL TREATMENT

The Urban Renewal Plan calls for the renewal treatment of the Area to be accomplished through
a combination of activities that will include acquisition of commercial and, if needed, residential
properties; the relocation of businesses and residences; clearance of buildings; and rehabilitation
and redevelopment of existing structures. Redevelopment activities will include the provision of
public improvements including the construction of new streets, or improvement of existing streets,
and installation of utilities and bulkheads necessary to service the proposed land uses as well as
existing land uses in the Urban Renewal Area. Additionally, areas may be developed for historical
displays, museums, and waterfront related activities. These activities may be accomplished
through public or private finding, or any combination of funding from public and private sources.

EXHIBIT 4: PROPOSED TREATMENTS FOR VARIOUS PARCELS WITHIN THE
URBAN RENEWAL AREAS

Page 6 of 29



ARTICLE VI: ACTIVITIES TO MEET URBAN RENEWAL OBJECTIVES

The Urban Renewal Project will include a number of activities designed to meet the objectives of
this Urban Renewal Plan. Such activities include rehabilitation and renovation; acquisition of real
property; demolition and removal of structures; construction of improvements; redevelopment and
disposition of property; requiring owners to effect rehabilitation and renovation through vigorous
code enforcement; and, new development and redevelopment by the City of Ocean Springs, non-
profit organizations and by private enterprise.

The following is a description of each activity to be undertaken.

1. Rehabilitation and Renovation—This Urban Renewal Plan provides for the rehabilitation
and renovation of structures in the Urban Renewal Area, which are: sub-standard
structures for which rehabilitation or renovation is practical; sub-standard structures for
which rehabilitation or renovation will result in a higher and better use for the property on
which the structure is located; and, sub-standard structures which are historically or
architecturally significant. Rehabilitation or renovation of sub-standard structures shall be
accomplished in accordance with ARTICLE VII of this Plan.

2. Acquisition of Real Property—The City of Ocean Springs proposes to acquire certain real
property in the Urban Renewal Area for the purposes of eliminating unhealthy, unsanitary
or unsafe conditions; eliminating obsolete uses, or uses that are detrimental to public
welfare; providing rights-of-way for streets and sidewalks; providing redevelopment sites
for public and private redevelopment; enhancing tourism and economic development;
historic preservation; rehabilitation and disposition for redevelopment; and, other
purposes as the need may arise in furtherance of this Plan.

3. Demolition and Removal of Structures—Structures acquired by the City will be
rehabilitated, demolished or removed from the Area.

4. Redevelopment—Land acquired by the City will be improved by the City or disposed of to
public entities, non-profit organizations, or private parties for new development or
redevelopment pursuant to Section 43-35-19 of the Mississippi Code of 1972 (as
amended). Funding for development or redevelopment will come from public funds, private
funds or any combination of public/private funding. The redevelopment will prevent or help
prevent the recurrence of slum and blight in the Area.

5. Construction of Improvements—Public improvements to be constructed in the Urban
Renewal Area include, but may not be limited to, historic preservation, development of
tourist attractions, new and existing street improvements, drainage improvements, water
and sanitary sewer system improvements, new and existing sidewalk improvements,
traffic signage and signalization, street lighting, bulkhead repair and landscaping.
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6. Rehabilitation, Renovation, New Development and Redevelopment by Private
Enterprise—This Plan provides that the City shall, to the greatest extent feasible, afford
maximum opportunity for the rehabilitation, renovation, new development and
redevelopment of the Area by private enterprise. A program will be established for
voluntary or compulsory repair and rehabilitation of buildings and improvements. The City
will require, to the maximum extent allowable by law, that private property owners will
comply with all codes and ordinances.

Where private property owners fail to comply with the codes and ordinances, the City may
acquire property in accordance with State law and bring the property into compliance with
the codes and ordinances, or dispose of the property in accordance with the Disposition
Policy of the City of Ocean Springs adopted to govern the disposition of property acquired
by the City in connection with this Urban Renewal Plan. A deed restriction will require the
grantee to be in compliance with all codes and ordinances.

In order to utilize appropriate private or public resources to eliminate and prevent the development
or spread of slums and urban blight, to require needed urban rehabilitation and renovation, to
provide for the redevelopment of slum and blighted areas, to provide for and encourage the new
development or redevelopment of vacant or cleared land, the City shall require and encourage
rehabilitation, renovation, clearance or development within the Urban Renewal Area.

ARTICLE VII: LAND USES, MAXIMUM DENSITIES, LAND DEVELOPMENT,AND BUILDING
REQUIREMENTS

Among other things, this Article governs development and redevelopment within the Urban
Renewal Area and to aid in the prevention and recurrence of conditions that contribute to the
existence of slums and blight.

A. Land Uses/Zoning Ordinances: This Urban Renewal Plan is developed in accordance with
the “City of Ocean Springs Comprehensive Plan” and, therefore, provides for adherence
to the Land Use Plan of the City. Land use in the Urban Renewal Area is governed by the
official Zoning Ordinance of the City. The Official Zoning Map, delineating zoning districts
(land use) is on file in the Office of the City Clerk. The use of any property in the Area must
comply in all respects to the Zoning Ordinance of the City and the requirements of this
Urban Renewal Plan.

B. Maximum Densities/Zoning Ordinance: The Official Zoning Ordinance of the City of Ocean
Springs shall regulate the maximum development of densities in the Urban Renewal Area.

C. Land Development/Subdivision Regulations: This Plan requires that any development in
the Urban Renewal Area shall be conducted in conformity with regulations and standards
of the City governing the subdivision of land, namely the Subdivision Regulations of the
City.
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D. Building Requirements/Building and Related Codes: In keeping with the Comprehensive
Plan of the City, this Urban Renewal Plan requires that any new construction and any
rehabilitation or remodeling of structures in the Urban Renewal Area shall meet the
requirements of all applicable and extant City building codes.

ARTICLE VIII: REAL PROPERTY ACQUISITION, RELOCATION AND DISPOSITION OF
PROPERTY

A. Acquisition and Relocation Procedures: This Urban Renewal Plan requires that all
property acquisition by the City shall be in compliance with the requirements of the
Mississippi Code of 1972, as amended. In accordance with State law, the City of Ocean
Springs shall make relocation payments and benefits to those businesses, which are
eligible for such relocation payments and benefits.

EXHIBIT 5: RELOCATION PLAN AND RESOLUTION ADOPTING SAME

B. Disposition Procedures: This Urban Renewal Plan provides for the sale (if deemed
appropriate by the City) of any property acquired as part of the Urban Renewal Project.
Property disposition shall be accomplished in accordance with the Urban Renewal Law at
Section 43-35-19 of the Mississippi Code of 1972, as amended, and the adopted
Disposition Policy governing the disposition of property acquired by the City in connection
with this Urban Renewal Project

EXHIBIT 6: DISPOSITION POLICY AND RESOLUTION ADOPTING SAME
ARTICLE IX: TRAFFIC CONTROL AND MAJOR CIRCULATION ROUTES

This Urban Renewal Plan is in conformity with the “City of Ocean Springs Comprehensive Plan”.
The City shall, from time to time, establish major traffic circulation routes for the Urban Renewal
Area and the City as a whole will maintain traffic controls. The Transportation Plan, Subdivision
Regulations, street design and construction standards of the City govern street widths, ingress
and egress patterns, turn lanes, turn restrictions, and vehicle limitation established by weight.

These 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 Urban Renewal Area will utilize electronic signalization and will provide optimum
access to existing and proposed off-street parking. This Plan will be implemented so as to
efficiently integrate traffic circulation and flow into the zoning scheme of the City and the general
circulation pattern of the community.

ARTICLE X: OFF-STREET PARKING, LOADING AND UNLOADING SPACE
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This Urban Renewal Plan conforms to the City’s official Zoning Ordinance and other codes and
ordinances wherein off-street parking, loading and unloading space requirements shall be
regulated and controlled.

ARTICLE XI: PROVISIONS OF REGULATIONS DECLARED TO BE MINIMUM
REQUIREMENTS.

For the purposes of this Urban renewal 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 the higher standards, shall govern

ARTICLE Xll: RELATIONSHIP TO POLICIES REGARDING APPROPRIATE LAND USES,
IMPROVED TRAFFIC CONTROL, PUBLIC TRANSPORTATION, PUBLIC UTILITIES,
RECREATIONAL AND COMMUNITY FACILITIES, AND OTHER PUBLIC IMPROVEMENTS

The goals and objectives of the Urban Renewal Plan are interrelated with the planning goals and
objectives of the City as set out in the “City of Ocean Springs Comprehensive Plan”.

The Urban Renewal Plan seeks to encourage public and private capital investment, which will
increase economic development, increase the tax base, increase the retail sales tax rebates, and
increase job opportunities through tourism in the City. The Plan seeks to encourage revitalization
of the Urban Renewal 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
Plan and the City’s Comprehensive Plan whose policies are interchangeable. The Goals and
Objectives of the “City of Ocean Springs Comprehensive Plan” are incorporated herein by
reference as if fully copied in words and figures. See EXHIBIT 4 supra.

ARTICLE XllI: PROVISIONS FOR AMENDING THE PLAN

This Urban Renewal Plan may be modified by the City in accordance with the provisions of the
Urban Renewal Law of the State of Mississippi and after holding a public hearing before the Mayor
and Board of Aldermen of the City of Ocean Springs.

ARTICLE XIV: THE URBAN RENEWAL PLAN DEFINED

This writing and all exhibits referenced herein constitute the entire Urban Renewal Plan for the
City of Ocean Springs, Mississippi. Where reference is made to statutes, ordinances, rules and
regulations, and official policies of the City of Ocean Springs, the same are to be deemed a part
of this Plan and to govern those provisions wherein such reference is being made.
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EXHIBIT 1

e RESOLUTION ESTABLISHING URBAN RENEWAL AREA
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A RESOLUTION DESIGNATING SLUM AND BLIGHTED AREAS
FOR REHABILITATION, CONSERVATION, AND REDEVELOPMENT

WHEREAS, the Board of Aldermen has reviewed certain evidence concerning various
properties located throughout the City of Ocean Springs, which properties are contained within the
highlighted areas depicted on the map attached hereto as Exhibit “A”, and hereafter referred to as
the “Urban Renewal Area” for the City of Ocean Springs; and

WHEREAS, the evidence reviewed by the Board concerning the Urban Renewal Area
indicates that there are a significant number of properties located within the various tracts that are
in need of rehabilitation, conservation, and redevelopment, or a combination thereof, and that such
efforts are necessary and desirable in the interest of public health, safety, morals, and welfare of
the citizens of Ocean Springs; and

WHEREAS, Section 43-35-11 of the Mississippi Code of 1972, requires a finding by this
Board that one or more areas exist within the City that are slum or blighted areas within the
meaning of Section 43-35-3(h) and Section 43-35-3(i) of the Code, as an antecedent step to
invoking the provisions of the Urban Renewal and Redevelopment laws of the State of Mississippi;
and

WHEREAS, letters have been received from Wade Morgan, City Planner for the City of
Ocean Springs, Mississippi, Allan Ladnier, Director of Public Works, and Darrell Stringfellow,
Building Official with the Building Department, said letters being attached hereto as Exhibit “B”;
and

WHEREAS, it is the desire of the City of Ocean Springs, Mississippi to exercise its Urban
Renewal powers as provided by Section 43-35-1 of the Miss. Code of 1972, as amended, in the

areas depicted on the Map attached as Exhibit “A”, and
Page I of 3 Resolution - Designating Slum and Blighted Areas
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WHEREAS, the Board of Aldermen find that the proposed Urban Renewal Area conforms
to the general plan of the municipality as a whole; and

WHEREAS, the establishment of an Urban Renewal Area will afford maximum
opportunity, consistent with the sound needs of the municipality as a whole, for the rehabilitation
or redevelopment of the Urban Renewal area by private enterprises; and

WHEREAS, the Board of Aldermen have determined that the designation of these areas
that are nonresidential as slum and blighted is necessary and appropriate to facilitate the proper
growth and development of the community in accordance with the sound planning standards and
local community objectives and determine and find that certain areas are slum and blighted as
defined under the Mississippi Code of 1972.

NOW, THEREFORE, BE IT RESOLVED by the Board of Aldermen of the City of
Ocean Springs, Mississippi, as follows:

SECTION 1. The statements set forth in the foregoing preambles are found to be factual
and are incorporated herein in their entirety.

SECTION 2. The various tracts depicted on the map attached hereto as Exhibit “A”, are
hereby designated as the Urban Renewal Area of the City of Ocean Springs inasmuch as there is
substantial evidence of the existence of slum and blighted areas within those tracts that merit
rehabilitation, conservation and redevelopment, or a combination thereof, which is necessary and
in the interests of the public safety, morals and welfare of the residents of our City.

SECTION 3. The Urban Renewal Area conforms to the general plan of the municipality

as a whole.

SECTION 4. The designation of this Urban Renewal Area will facilitate a maximum

-

opportunity, consistent with the sound needs of the City of Ocean Springs as a whole for the

Page 2 of 3 Resolution - Designating Slum and Blighted Areas
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rehabilitation and/or redevelopment of the Urban Renewal Area by private enterprise and that the
residential use of the designated areas are necessary and appropriate to facilitate the proper growth
and development of the community in accordance with the sound planning standards and local
community objectives.

SECTION 5. This Resolution shall take effect and be in full force and effect from
and after passage.

The above Resolution was approved as follows:

Alderman Burgess Aye
Alderman Authement Ave
Alderman Wade Nay
Alderman Papania Ave
Alderman Blackman Aye
Alderman Impey Ayc
Alderman Cox Nay

AND SO, THE ABOVE FINDINGS ARE THEREFORE RESOLVED by the
Mayor and Board of Aldermen of the City of Ocean Springs. Mississippi on this the 4™ day

of April 2023.
%”%“”"'" ATTEST: % H)O-Ofkm/\
< CITY CLERK ~

Page 3 of 3 Resolution ~ Designating Slum and Blighted Areas
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EXHIBIT 2

e URBAN RENEWAL BOUNDARY MAP
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EXHIBIT 3

EXCERPTS FROM THE CITY OF OCEAN SPRINGS

COMPREHENSIVE PLAN GOALS AND POLICIES
ADOPTED HEREIN BY REFERENCE AS PART OF THE
URBAN RENEWAL PLAN
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