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PURPOSE

This plan is intended to serve the citizens of Harrison County, Mississippi as a plan for urban growth in the Saucier community. 
It’s most fundamental purpose is to guide future deliberations and decisions which affect the way people build and live. It 
is a plan which advocates the building of civil communities, the pursuit of economically and environmentally sustainable 

development practices, and the building and preservation of places which are useful, beautiful and meaningful.

The Saucier Town Plan was prepared to be a useful document with realistic ambitions, despite the fact that its tone is set 
by high ideals. It includes many illustrations which may appear to be impossible in the face of current conditions. Its broad 
scope and detailed proposals may challenge even the boldest visionary. However, after carefully studying this document in its 
entirety, the reader is encouraged to consider its true signifi cance to the future of the Saucier community. Will Saucier be able 
to preserve its rural character in the face of coastal sprawl without such a strategy? Will it be able to harness future growth 
towards something sustainable, something profi table, something beautiful, something good? In keeping with centuries of 
American traditions and the practices of the New Urbanism, this plan suggests that townmaking in the 21st century can be an 

enterprise of building communities and places worth loving. Saucier can continue to be such a place.

This project builds on previous planning efforts and is intended to become part of the Harrison County Smart Growth 
Resource Guide, the development of which began prior to Hurricane Katrina. In particular, this proposal is a direct outcome 
of the 2006 Community Plan for Saucier by Ohio State University, which identifi ed the community’s desire to build a new 

town center at Saucier proper.

This plan includes both, visionary illustrations which depict a possible future, as well as tools for the mechanisms of 
contemporary planning culture. It is essential for the reader to understand the difference: the pictures provide the vision, the 
diagrams provide tools for understanding, and the code provides a mechanism for implementation. This plan asks citizens, 
government offi cials, business owners and developers to work together towards something that can be truly fruitful to all. The 
fi rst step, however, must be taken by the property owners and residents of Saucier proper. It is for them that this document 

has been prepared.
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SAUCIER, MISSISSIPPI

The community of Saucier is located in Harri-
son County in Southern Mississippi, approxi-
mately 20 miles north of Gulfport - Southern 
Mississippi’s largest city and a major employ-
ment center due its port on the Gulf of Mex-
ico. Saucier is just south of Stone county and 
is located on the region’s main north-south 
highway (US 49).

Being situated within the southern “pine belt”, 
Saucier was founded as a small lumber town in 
the late 19th century. Originally serviced by 
the Gulf and Ship Island Railroad, the town’s 
original plat included ten blocks east of the 
tracks. Once the logging ceased in the area, 
urban growth came to a halt and the trains no 
longer stopped, leaving only six blocks mar-
ginally developed. The town of Saucier has 
received very little urban growth since this 
time, giving the place a very rural character.

The current town of Saucier, or “Saucier 
Proper”, is not an urban place, although it 
does serve as a center for the broader com-
munity of Saucier. The population of the area 
around Saucier proper is estimated at approxi-
mately 200. Local citizens agree that a vast 
area of over 170 square miles roughly defi nes 
the broader rural community of Saucier today. 
This larger area includes extensive parts of the 
DeSoto National Forest and is populated by 
approximately 10,000 residents. Because of 
this, it becomes necessary to make a distinc-
tion between the broader Saucier community 
and Saucier proper (the town), which is the 
focus of this plan.

Saucier proper is not an incorporated commu-
nity but is administered by Harrison County. 
Residents of both, Saucier proper and the 
surrounding rural areas therefore share the 
same administration which regulates zon-
ing and development. This plan suggests that 
citizens of both places should work together 
towards the broader goals of this document 
even though the focus here is on the “town” 
of Saucier itself. The futures of both the rural 
community and its central town are codepen-
dent on each other.

Looking South over Saucier, Mississippi

State of  Mississippi

Harrison County, Mississippi

Saucier
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PROJECT PROCESS

This project was a direct outcome of the 2006 
Community Plan for Saucier by Ohio State 
Uni-versity (OSU), which identifi ed that the 
community wished to reserve Saucier proper 
as the key target area for future growth. Be-
yond this, participating citizens called for this 
growth to be rela-tively compact, useful to the 
community and appropriate to the character 
and cultural heritage of the area. Having ac-
knowledged that growth will come, citizens 
decided to direct it towards something spe-
cifi c rather than allowing it to sprawl over the 
broader landscape - a more than likely pos-
sibility for the near future.

Andrews University was invited by Harrison 
County and the Saucier Improvement Associa-
tion (SIA) to develop a proposal for a compact 
new town center development within Saucier 
proper. Funding was provided through the 
Mississippi Coastal Impact Assistance Pro-
gram. Andrews University was invited in part 
because of its commitment to the principles 
of the New Urbanism, which also informed 
the OSU plan. Andrews University is a Sev-
enth-day Adventist Christian university locat-
ed in Berrien Springs, Michigan and agreed 
to serve in the stead of more local academic 
institutions, which have been overwhelmed 
with planning and urban design work ever 
since Hurricane Katrina.

The Andrews University design team was 
composed of 19 graduate architecture stu-
dents and Assistant Professor Andrew von 
Maur, who has extensive experience within 
the design fi eld of the New Urbanism. The 
project was started through a public design 
workshop (also known as a “charrette”), 
which was held at the Saucier community 
center from September 11 until September 
19, 2006. The design workshop was open to 
the general public and included various public 
meetings to review and discuss proposals and 
alternatives. While in Mississippi, the team 
took the opportunity to thoroughly document 
the existing conditions in Saucier and to get to 
know local citizens, their hopes and concerns. 
Local property owners and relevant agencies 
such as the Harrison County Zoning Offi ce, 
the Mississippi Department of Transporta-
tion (MDOT), the development commission, 
FEMA, and the local YMCA were also en-
gaged in the process. The de-sign workshop 
resulted in a preliminary proposal for the site, 
which was met with general approval by par-
ticipating citizens and is illustrated on this 
page. Further details about the workshop and 
its results can be viewed for a limited time on-
line at www.AndrewsUrbanDesign.org

Following the design workshop, the team re-
turned to Andrews University to refi ne the 
proposal, work on a proposed ordinance, 
and complete this document. While the fi nal 
workshop proposal was signifi cantly altered 
and improved, it still represents the original 
intentions conceived in Saucier. Throughout 
the remaining academic semester, the contin-
uously evolving proposals were reviewed by 
developers, professional urban designers and 
code writers in order to ensure the highest 
possible quality. This fi nished document rep-
resents a summary of the complete proposal 
and intends to be a useful tool for Harrison 
County and the citizens of Saucier.



In order to come to understand 
the nature of this urban design 
project, it is important to be aware 
of the principles under which it 
operates. The Andrew University 
Urban Design Studio advocates the 
building and preservation of great 
urban places. It is important that we 
defi ne what a great place consists 
of. This proposal suggests that 
great places are those that are used, 
loved, and identifi ed with over time. 
Such places have the ability to bear 
infl uence on people’s emotions and 
intellect in a similar manner to that 
of music and art. 

It is not very diffi cult to fi nd such 
places. Most people will immediately 
identify with certain places, which 
often defi ne entire regions and 
infl uence a great variety of people. 
It could be Charleston, Savannah, 
New Orleans or perhaps even 
Ocean Springs or Bay St. Louis. 
Whatever the particular place may 
be, it is important to note that they 
are typically valued not only by 
individuals but by whole cultures. So 
what is it that makes these places so 
special, and how can one go about 
building the town of Saucier in such 
a way that moves people in similar 
ways, yet still functions for today?

It is important to understand the basic 
urban elements held in common by 
all these places  which form the basis 
for the future development of any 
good urban place. These elements 
can be discerned by studying urban 
precedents, and by articulating the 
common patterns they hold that 
makes them work.

In studying great places one can 
learn to identify certain fundamental 
elements that can be applied, at least 
in principle, to today’s building 
efforts. One such fundamental 
element is the urban neighborhood

Neighborhoods work together to 
create cities and towns, or act as 
single entities in the form of villages. 
These neighborhoods also vary in 
character from the most urban to 
the most rural, depending on their 
location. This range is also provided 
within the neighborhood in order to 
discern the location of centers and 
edges, and to fi t within the context of 
cities, towns and villages. No matter 
what their individual character, 
however, all good neighborhoods 
share certain characteristics:

1. Good neighborhoods have a 
discernible center. It usually consists 
of an important public space. It may 
take the form of a square or green, 
or it can simply be an important 
intersection. Although it is usually 
located in the geographic center of 
the neighborhood, it may sometimes 
be moved due to various geographic 
features. The center is also where 
civic buildings, shops and workplaces 
are concentrated. However, towns 

and cities often have these centers 
at the edge, or “seam” where two 
neighborhoods come together. 

2. Good neighborhoods have a more 
or less discernible edge. Depending 
on the type of neighborhood, the 
edge can vary in character. In rural 
areas, a neighborhood’s edge can be 
de-fi ned by natural or agricultural 
lands. In more urban areas, they 
are often defi ned by boulevards or 
parkways. Man made barriers, such 
as railroad tracks and expressways 
can also defi ne neighborhood 
edges. 

3. Good neighborhoods house a 
diverse range of human institutions. 
These include places for shopping, 
working, living, learning, worship, 
and recreation. They also include a 
variety of dwelling types which can 
serve people of various incomes 
and ages. Affordable housing 
types include ancillary buildings, 
apartments above shops and row 
houses.

4. Good neighborhoods are 
pedestrian friendly. The ideal size 
of a neighborhood is a quarter-
mile from center to edge. The 
average person can usually walk 
this distance, at an easy pace, within 
fi ve minutes. Limiting the size of a 
neighborhood, allows residents to 
be within walking distance of as 
many daily needs as possible. 

5. Good neighborhoods provide a 
variety of transportation options. 
These options should ideally include 
walking, biking, automotive and 
public transit. They also includes 
a network of streets that are 
designed for the concurrent use of 
pedestrians, the bicycle, and the 
automobile. Through the use of 
sidewalks, street trees, on-street 
parking, and appropriately scaled 
roadways, pedestrians are made to 
feel comfortable and automobile 
traffi c is naturally slowed down 
thus allowing pedestrian activity 
to fl ourish. Small blocks are ideal 
to create effi cient building sites, 
shorter pedestrian destinations and 
multiple automobile route options 
that diffuse traffi c. Public transit 
centers are ideally placed at a central 
location, within walking distance of 
a population center. 

6. Good neighborhoods give priority 
to public spaces and civic buildings. 
Private buildings are placed close 
to the street with dignifi ed fronts 
facing the public realm. This helps 
to defi ne the public spaces, and 
provides a transition from private 
to public space. Useful public spaces 
such as squares and parks act as 
recreational grounds and gathering 
spaces for the community. The 
most prominent sites are reserved 
for civic buildings and community 
monuments that reinforce the civic 
nature of the community. 
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Ocean Springs, MS

Bay St. Louis, MS

Fundamental Elements of Good Urbanism

Ocean Springs, MS

Wiggins, MS
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Data from the OSU Community Plan for Saucier  p. 63

Conventional suburban sprawl in Orange Grove, Mississippi

Land cleared for development in Saucier

Hurricane Katrina damage in Bay St. Louis, Mississippi

The future of the Saucier community is 
affected by a variety of pending factors: 
population and housing trends, its natural 
surroundings, nearness to highways, 
the current development model, and its 
location within the overall context of the 
region. Harrison County contains two very 
dif-ferent cultures within its boundaries. 
While the southern area of the county 
has been an area of high density up until 
Hurricane Katrina, the northern area has 
been much less populated and is more 
rural in character. 

The graphs demonstrate the comparisons 
of growth between the United States, 
Mississippi, Harrison County, Gulfport, 
and the broader community of Saucier. 
The population graph shows the amount 
of growth Saucier absorbed between the 
years of 1990 and 2000. A sharp difference 
in growth patterns can be noted between 
the state of Mississippi as a whole and rural 
Saucier. The household increase in the 
household graph supports the amount of 
population growth that took place in the 
same decade of 1990 and 2000. 

Development pressure is one of the most 
signifi cant issues Saucier is having to 
confront  mostly due to the change this will 
represent to its vast amount of open land. 
Saucier’s  most distinguishable feature is its 
beautiful rural landscape. The community 
enjoys its countryside and wishes to 
preserve it as much as is possible. There 
are those, however, who see this growth 
as an opportu-nity to harness it in a more 
desirable manner. If no provisions are 
made to protect this rural landscape, this 
pending growth could potentially destroy 
the rural character of the town.

Circumstances created by Hurricane 
Katrina have further compounded the 
issue as growth is moving north away from 
coastal areas at a quicker pace. Following 
the devastation of Hurricane Katrina in 
August, 2005, there was strong political 
support to comprehensively plan for post-
hurricane reconstruction efforts. Natural 
disasters, such as this and hurricane 
Camille (1969) have proved to bear a direct 
effect on demographic trends. Following 
the hurricane, the Governor’s Commission 
for Recovery, Rebuilding, and Renewal was 
established by Mississippi Governor Haley 
Barbour. This Commission provided local 
leaders with information and ideas to 
help them decide the future outcomes of 
their communities. Out of this effort, the 
Mississippi Renewal Forum, in partnership 
with the Congress for the New Urbanism 
(CNU), was hosted in November, 2005. 
This process launched much of the 
current planning processes and innovative 
strategies found in the region. 

The need for a plan that would manage 
anticipated growth in Saucier was 
recognized by the Board of Supervisors 
for Harrison county. In order to plan for 
smart growth, the Board invited the City 
and Regional Planning Program at Ohio 
State University to produce the 2006 
Community Plan for Saucier. The plan 
provides a guide for future growth in a 179 
square mile area classifi ed as Saucier. The 
plan also identifi ed the existing town center 
of Saucier as an ideal place to concentrate 
future growth.

The local growth trends which were in 
place before Katrina are likely to increase 
as coastal residents move further inland 
to escape any possible future hurricanes. 
This plan suggests that Saucier should be 
prepared to accommodate for such pending 
growth rather than allowing it to sprawl 
out over the landscape. Many Saucier 
residents have recognized that this growth 
is coming and have expressed an interest in 
planning wisely for it. In order for smart 
growth to take place in Saucier, the local 
residents must take into account the need 
for both a strong infrastructure to support 
such future development along with a plan 
to protect and maintain the community’s 
rural heritage and character. 

Planned highway improvements will 
add to the growth pressures already 
affecting the Saucier area. The Mississippi 
Department of Transportation (MDOT) 
has undertaken several projects in northern 
Harrison County. The plans consist 
of upgrades to existing highways, new 
highways, and other future construction 
projects. The capacity of State Highway 
67 is being expanded and a study has been 
launched to consider the possibility of 
expanding the capacity of US Highway 49. 
These projects will undoubtedly increase 
traffi c fl ow in the Saucier vicinity. In June 
2005, con-struction began on an upgraded 
four-lane State Highway 67 to carry traffi c 
traveling form Biloxi to Saucier and US 49. 
This project is expected to be completed 
in 2007. Another major highway overhaul 
is the extension of State Route 601 from 
Gulfport up through Saucier in the north 
and beyond. This will provide an improved 
evacuation route from the coastal areas as 
well as a convenient access route to the 
everyday travelers from these areas. 

One factor which has limited growth in 
the Saucier area up until this point is sewer 
service. Properties are currently limited 
by stringent septic requirements, which 
have thus far discouraged higher density 
development from taking place. Recent 
commitments by the State of Mississippi 
to fund extensive sewer expansion 
projects, however, will likely attract new 
development at a much greater pace. It 
has been informed that sewer service will 
almost certainly come to the Saucier town 
center fi rst, due to its nearness to the public 
school and its relative proximity to the 
recently approved Industrial Park in the 
south. This sewer development provides 
Saucier with an immense opportunity to 
build a compact but relatively large Town 
Center to absorb future growth. 

Growth pressures have appeared rather 
quickly to the residents of Saucier. There 
are many factors that, combined with the 
effects of Hurricane Katrina, have caused 
Saucier to fall under in-tense development 
pressure. Many residents are concerned 
that development will destroy the rural 
countryside. It is a foremost goal of this 
plan to provide an alternate way to address 
this growth within a dense special district 
such that it will assist in preserving the rural 
countryside and beyond. An improved 
form of regulation will need to be part 
of any strategy that hopes to succeed in 
reaching this goal. Further steps will need 
to be taken, however, in order to protect 
lands that are valued by the community. 

GROWTH PRESSURES



The Saucier town center is currently located directly adjacent to US 
Highway 49, which is the main north-south corridor of Harrison Coun-
ty and Southern Mississippi. Beginning in downtown Gulfport, US-49 
is a divided four-lane highway and features crossings at grade. As traffi c 
has increased and crossings have multiplied, much of US-49 has be-
come relatively dangerous for drivers.

State Highway 67 is a newly constructed road which is expected to be 
completed in 2007 and is intended to replace Old 67 as a primary cor-
ridor between Biloxi and northbound US-49. It’s in-terchange with US-
49 has nearly been completed just north of the Saucier town center. 
Highway 67 also travels through the large development of Tradition. It 
is safe to assume that this intersection will gain commercial signifi cance 
as the highway is opened and more residents move to the area. A very 
large parcel at the interchange has already been zoned C-2 commercial 
and is cleared for development.

Other signifi cant routes through Saucier include Saucier-Lizana Road, 
which serves as a primary traffi c corridor between US-49, the town cen-
ter and the western part of the county. County offi cials have indicated 
that Saucier-Lizana Road is likely to be expanded into a four-lane thor-
oughfare within the foreseeable future. Finally, Old 67, which currently 
terminates into Angel Road at the town center, runs eastward towards 
Airey, Success, Bethel Road and the DeSoto National Forest. This road 
serves as the main eastbound corridor from the town center.

Interstate

Principle Arterial

Minor Arterial

Major Collector

Minor Collector

Route 1(preferred)

Route 2 

Route 3
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TRANSPORTATION ROUTES

I-601: A New Interstate Highway

The Mississippi Department of Transportation (MDOT) is currently 
studying three different routes for a new interstate highway (I-601), 
which is proposed to begin near the port of Gulfport. Among other 
things, this proposed highway is intended to improve the existing coast-
al evacuation routes and would be a four-lane, limited-access highway 
with above-grade interchanges. The three alternate routes have been 
illustrated in the adjacent diagram. Route 1 (green) proposes that most 
of US-49 in Harrison County would be reconfi gured as a limited-access 
highway. Route 2 (yellow) proposes that I-601 merges with US-49 just 
south of the Saucier town center, after which the combined corridor 
would become one limited-access highway. In both routes 1 and 2, US-
49 at the Saucier town center would be reconfi gured as a limited-access 
highway with front-age roads servicing existing properties. Interchang-
es would be spaced approximately every three miles or more. Route 3 
(orange) proposes that I-601 bypasses US-49 and the town center alto-
gether. Based on the public meetings held at the design workshop in 
September 2006, this plan assumes that route 1 (green) is the preferred 
route because it continues to bring traffi c directly to the Saucier town 
center in order to support business. All subsequent proposals are based 
on this assumption. The community is therefore encouraged to con-
tinue to work with MDOT in selecting and implementing this route.

Three options for I-601

Current transportation routes
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In addition to the growth expected in the 
Saucier planning area, other regional devel-
opments surrounding Saucier are in process, 
including a zoned industrial park located 1.5 
miles south of the proposed town center. This 
industrial park will attract a sewer system to 
the immediate area creating the needed infra-
structure that will allow for rapid growth to 
occur which up to this point has not been pos-
sible. Jobs generated by the operation of the 
industrial facilities will instigate the need for 
homes and services in the local area. Provided 
that it does not become a heavy pollutant, this 
industrial park should be benefi cial to the de-
velopment of a town center. 

Other growth areas include Tradition, a 4,600 
acre development located ten miles southeast 
of Saucier, and a large modular home park lo-
cated ten miles north, near McHenry. These 
two developments combined may account 
for nearly 85,000 people moving within a 10 
mile radius of the Saucier diamond. Saucier’s 
geographically central location between these 
two new developments along with it’s new in-
dustrial park make it the strategic center for 
all future development coming to the area. 
Future highway confi gurations studied by 
MDOT will further place Saucier in the path 
of development.

These neighboring developments are result-
ing in strong growth pressures for Saucier it-
self. These will include pressure for residential 
dwellings along with commercial shopping 
areas. Considering the population migration 
from the devastated coastal areas, the expected 
amount of future growth cannot be underesti-
mated. It would be in Saucier’s best interest to 
prepare for this tremendous growth infl ux by 
adopting a plan that would absorb this growth 
in a strategic way so as to secure the much 
valued rural character of the area. Conven-
tional suburban sprawl would not prove to be 
adequate in preserving these rural attributes 
because its zoning is based on the pretext of 
spreading development over large areas. The 
Saucier Town Plan presented in this document  
advocates that growth is concentrated within 
a specifi c target area, leaving the broader sur-
roundings open for rural life. 

SURROUNDING GROWTH

0 1.25 2.5 5mi
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Sectors are planning tools which can determine 
what type of development occurs in certain 
areas at a regional scale. They serve to control 
growth and preserve the natural and agricul-
tural landscapes in some areas, but also serve to 
direct growth to other areas. Sectors can help 
shape good urban places by determining where 
growth should take place at a regional or county-
wide level.

This plan recommends that the citizens of Har-
rison County continue to build upon the work 
completed by the Mississippi Renewal Forum 
under the leadership of the state, the coastal 
counties and the Congress for the New Ur-
banism (CNU). As illustrated in the Regional 
Growth Transect diagram, which was origi-
nally published in the 2005 volume, The Mis-
sissippi Gulf Region: A Regional Framework 
for Renewal, early planning efforts subsequent 
to Hurricane Katrina identifi ed Saucier Proper 
as a location for future growth by designated 
the area as infi ll, redevelopment and intended 
growth sectors.

The 2006 Community Plan for Saucier produced 
by Ohio State University (OSU) built on this 
work by refi ning the proposal for the purposes 
of the greater Saucier community. The OSU sec-
tor proposal for Saucier identifi es the areas sur-
rounding Saucier Proper, the new community 
of Tradition and some existing subdivisions to 
the south as areas for future development and 
redevelopment. As illustrated in the diagram, 
much of the Saucier community is intended to 
remain rural with only limited opportunities for 
development outside of the yellow and orange 
sectors. In keeping with the consensus of par-
ticipating citizens, this strategy essentially sets 
out to reach two essential goals:

1. To by and large preserve the rural na-
ture of the greater Saucier community by re-
stricting certain types of developments outside 
of the target growth areas.
2. To set aside certain areas for future de-
velopment rather than allowing future growth 
to sprawl out over the landscape incoherently. 
These target growth areas have been located 
strategically and are designed to accommodate 
relatively high densities of development in or-
der to promote diverse, walkable communities 
within them and to relieve their surrounding 
landscapes from growth pressures.

The refi ned sector plan produced by Andrews 
University builds on the work completed by 
OSU but takes into account actual property lines 
to redraw the sector boundaries. While they are 
in keeping with the intent of the OSU proposal, 
these revised sector boundaries can now be sub-
mitted for implementation purposes. Ultimately, 
this document recommends that Saucier citizens 
continue to work to address the intent of this sec-
tor plan proposal. However, by request from the 
Harrison County Zoning Offi ce, this proposal 
has been modifi ed to regulate a much smaller 
area than originally proposed by the Mississippi 
Renewal Forum and the OSU community plan. 
In support of relatively quick implementation, 
the county zoning offi ce has proposed to estab-
lish a special zoning district (named the Smart-
Code overlay district) to facilitate a new regula-
tory mechanism which supports the principles 
of good urbanism. This document proposes 
that sector planning should be pursued within 
this district in order to introduce the principles 
of sound regional planning into the Harrison 
County regulatory culture.

SECTOR PLANNING

761/108

Regional Growth Transect

10/28/05

Eliot Allen, Criterion Planners

eliot@crit.com

Assembling the sectors into a full 
composite provides a complete 
framework for regional growth visioning.
Sector boundaries shown here are 
generalized subject to further ground-
truthing, and do not include pending 
development projects.

Regional Growth
Transect

Regional Land Allocation

36%
Growth
Sectors

34%
Preserved

Open Space

30%
Transferrable

Development Rights/
Reserved Open Space

O1 Preserved Open Space

O2 Reserved Open Space

G1 Restricted Growth

G2 Controlled Growth

G3 Intended Growth

G4 Infill & Redevelopment
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From the Mississippi Renewal Forum: Mississippi Gulf  Region p. 14

From the OSU Community Plan for Saucier  p. 31

Revised sector plan by Andrews University

Saucier
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Sector Descriptions

The various sectors found within a sector plan can be given 
the following summary defi nitions:
 O1 - Preserved Open Sector identifi es land where 
development should never occur and permanently preserves it 
from development. These areas colored in dark green include 
among other natural areas the De Soto National Forrest.
 O2 - Reserved Open Sector identifi es land that 
should be protected from development but, as of yet, has not 
been assigned to this category. It may also be considered land 
currently off limits that is reserved for future development. 
Areas of the Saucier sector plan that are colored in light green, 
primarily follow the trajectory of the Saucier Creek and the 
Biloxi River. 
 G1 - Restricted Growth Sector consists of land 
which is rural in nature and is not permanently protected. De-
velopment can occur here in the form of small clustered land 
developments such as Hamlets. Most of the sector, however, 
is preserved as open space. Various grey colored rural areas 
within the county have been assigned to this category.
 G2 - Controlled Growth Sector consists of land 
where development is encouraged and which is located close 
to medium capacity thoroughfares. This area is generally in-
tended for the development of traditional neighborhood de-
velopment (TND) and the preservation of large parcels of 
rural open space.
 G3 - Intended Growth Sector is a category of land 
which is targeted and prioritized for development. It should 
be located in close proximity to transit and high capacity inter-
sections. Certain areas surrounding the Saucier diamond have 
been assigned to this sector. This sector includes the areas 
leading up the ball fi elds of Saucier-Lizana Road and the newly 
proposed Saucier Junction District northeast of the diamond 
at Highway 67.
 G4 - Infi ll Growth Sector consists of land that has al-
ready been developed. It can potentially be modifi ed if it is not 
adequate. If it is adequate, it can remain as is and be completed 
if still incomplete. In this case, the diamond area enclosed by 
the rail road tracks and Highway 49 which already holds an ur-
ban infrastructure would be in-fi lled to create the most dense 
sector within the regional plan.
 SD - Special District consists of areas that, due to 
their unique characteristics, cannot be classifi ed under any of 
the other classifi cations. The code would nonetheless remain 
applicable to these districts.

Sector plan within proposed SmartCode overlay district

Example of  O1 sector - no development

Example of  O2 sector - rural development of  farms and homesteads

Example of  G1 sector - small cluster development and partial villages

Example of  G2 sector - reserved for traditional neighborhood development

Example of  G3 and G4 sectors - intended for new urban growth and infi ll development



Preserving the Rural
Character

A principal reason why the Saucier communi-
ty has agreed to locate density within the town 
center area is to help preserve the rural char-
acter of the 167 square miles of the greater 
Saucier area. Locating a majority of develop-
ment in one place will help prevent suburban 
sprawl from over-whelming the greater area.

Given that the area’s natural attributes are so 
highly valued, it makes logical sense to not only 
preserve such a character in the surrounding 
countryside, but also within the proposed 
town itself. Having considered this, the plan 
takes advantage of a variety of opportunities 
to set aside areas for parks and green-space 
and utilizes existing natural features such as 
wetlands and topography for such purposes. 
Many of the proposed streets and building 
sites take advantage of the rolling hills pres-
ent, curving along with the terrain to draw out 
the best from the site. 

Any development strategy should seek to pre-
serve as many of the existing trees as possible. 
It is recommended that a survey be conducted 
in order to document the locations and con-
ditions of especially noteworthy trees such 
as live oaks. Many trees can be preserved in 
public parks and private properties. In addi-
tion, every effort should be made to line new 
streets with trees and to continue in the cus-
tom of the traditional southern road, as dem-
onstrated in the Old Magnolia highway. 

14 THE REGION
THE SAUCIER TOWN PLAN



15

Comparative Site 
Analysis

Saucier

Comparative aerial photographs are a tool of-
ten used to understand the size of a project 
area relative to its neighboring communities. 
In comparing these photographs at a same 
scale, community members can get an un-
derstanding of the relative size of their com-
munity. The Saucier aerial photograph shows 
the existing conditions of Saucier proper, and 
area measuring approximately 1.7 miles long 
by 0.35 miles wide (0.58 square miles). This 
photograph clearly shows the rural character 
of the community and the impact major roads 
currently have as well as the large role they 
could play in the future. 

Bay Saint Louis

The Bay St. Louis Aerial clearly shows the 
interconnected street grid in the historic 
district that binds the community together. 
This photograph also shows the diversity of 
functions that take place in a relatively small 
area. These functions consist of commercial 
spaces, single-family housing, multi-family 
housing, and civic spaces. 

Orange Grove

This aerial illustrates the effects of conven-
tional sprawl on a community. The separation 
of func-tions, resulting in automobile depen-
dency, is clearly visible. Commercial uses are 
separated from residential units, residential 
units themselves are separated according to 
income, and single-family units are separated 
from multi-family units. Green space, wheth-
er private or civic, is merely residual space 
with no particular function. The distance be-
tween the entrance to Barnes & Noble and the 
Winn-Dixie at Dedeaux Rd. is approximately 
.8 miles, which is the equivalent to half the 
length of the Saucier diamond. This example 
provides a notable illustration of the dispro-
portionate scale in this type of city planning. 
     
Ocean Springs

As in Bay Saint Louis, it is possible to see the 
interconnected grid in the historic center por-
tion of town. This part of Ocean Springs il-
lustrates the diversity of functions that occur 
within it, including commercial, residential, 
and civic space. In the northern portion of the 
aerial, one can see how “use-based zoning” 
has separated functions of the community, 
commercial from residential and again resi-
dential areas themselves according to mon-
etary value. The lack of street connectivity in 
this type of zoning makes pedestrian access 
even more diffi cult. 

Saucier, MS Bay St. Louis, MS

Orange Grove, MS Ocean Springs, MS
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PRECEDENT: WIGGINS, MS

Architectural and 
Urban Traditions

It is essential that any future design plan for 
Saucier develops in a manner which celebrates 
the cultural heritage and character of South-
ern Mississippi. In order to achieve this, the 
design team put forth much effort to study 
local towns and cities that exemplifi ed such 
traditional local qualities. When Saucier resi-
dents were asked what regional town centers 
they most appreciated for its urban qualities, 
many mentioned Bay St. Louis and Ocean 
Springs, two exemplary coastal communities 
located 25  miles away from Saucier. Wiggins, 
a town 15 miles north, was also discussed as a 
precedent because it shares a similar history to 
Saucier as an early logging community. 

Design team members spent ample time in 
these towns, documenting existing conditions 
such as building types, lot sizes, lot confi gu-
rations, street dimensions and building ma-
terials. They studied architectural detailing 
in order to understand how the local culture 
was expressed in its craftsmanship. They also 
identifi ed building types that were specifi cally 
designed for the area’s climate. The resulting 
development plan and its designs were directly 
infl uenced by the local built tradition studied 
by the design team. This plan proposes that 
all future development in Saucier should take 
reference from these local urban precedents 
which have proven their value over time. Only 
this way will an appropriate cultural develop-
ment take place and the area’s uniqueness be 
preserved.
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 PRECEDENT: BAY ST. LOUIS, MS
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PRECEDENT: OCEAN SPRINGS, MS



PRECEDENT: COMMERCIAL BUILDINGS
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This document proposes a regulating plan for 
a limited area within the proposed SmartCode 
overlay district. It is for this area that this plan 
sets out a precise urban design proposal. The 
area to be governed by this regulating plan in-
cludes the existing 290 acre town center and 
a 110 acre area of land between US-49 and 
new Highway 67. The remaining parts of the 
SmartCode over-lay district will require fur-
ther urban design proposals if they are to be 
developed in the future.

This plan identifi es the existing town center 
as the long diamond-shaped area bounded 
by US-49 to the east and the Kansas City 
Southern rail line to the west. The majority 
of this 290 acre area remains undeveloped 
and is heavily wooded with southern pine. 
The original six blocks of the former logging 
community remains the most populated part 
of the town center area. This most “urban” 
part of the community is occupied by modest 
single-family houses, cottages, manufactured 
houses, and some churches. Streets have no 
curbs or sidewalks and the originally platted 
alleys have not been developed.

East of Church Street, which runs north to 
south at the center of the diamond area, one 
can fi nd later patterns of development. This 
side of town features the US post offi ce and 
modest commercial development at the in-
tersection of 2nd Street and US-49. Directly 
south of this area one can fi nd the water tower 
(water service exists in the town center area), 
the Saucier senior center (community center), 
a children’s library and the public elementary 
school. South of Angel Road is the communi-
ty cemetery and some additional modest com-
mercial development facing US-49, which is 
serviced via a frontage road.

The southern part of the diamond is almost 
completely undeveloped, although some pri-
vate residences on large lots exist here. Old 
49, which hugs the rail right-of-way on the 
western edge of town, merges with US-49 at 
the most southern tip of the town center area. 
A generally busy Dollar General store can be 
found at this intersection.

The northern part of the diamond is similarly 
undeveloped. A 110 acre area of land located 
be-tween US-49 and new Highway 67 has also 
been included in the urban design proposal 
and regulating plan because it is likely to be 
developed soon after highway completion and 
the introduction of sewer service.

Red arrows indicate the approximate vantage 
points of the following aerial photographs.

EXISTING TOWN CENTER
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FIGURE 1

FIGURE 2

FIGURE 3
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Existing Zoning

Conventional use-based zoning is the current planning tool used by Harrison County. 
This zoning model is standard for most communities in this country. Nonetheless, 
evidence suggests that this zoning can be quite restrictive. Typically, use-based zon-
ing allows for only one type of use per property regardless of the parcel’s size. It is 
possible for a property to change its zoning statues by applying for a variance through 
the county or by rezoning the property in what can be a extensive and frustrating pro-
cess. An additional concern with use-based zoning has to do with its sheer number of 
restrictions, such as setbacks. At no point, however, does it provide clear guidance or 
suggestions as to a way to establish a good development. 

When attempting to plan for density, the goal is to encourage design to move in this 
direction, but conventional zoning does not accomplish this. Rather, its stipulations 
prevent such density from taking place.  A simple example would be the placement 
of buildings along a road. Conventional zoning only dictates how far from a street 
a building is to be built. But these setbacks make no mention of how close to the 
street the building should be. True areas of high density can only be created by hav-
ing buildings delineate the edge of the street. In this manner, buildings  form a clear 
outline of density. The only way to achieve this is by requiring the buildings fl anking 
the street to be of a similar distance to it. This inadequate form of arbitration is one 
of conventional zoning’s most fundamental problems. 

It is apparent that the Saucier residents appreciate the rural character currently in 
place. In order to preserve such a character throughout the larger Saucier area, the 
residents have elected that should growth come, it should take place in a centralized 
location. The zoning currently in place, which may have worked well up to this point, 
will not promote this type of growth. Rather, it would encourage development to 
spread out uncontrolled throughout all of Saucier.

There are currently fi ve different zones within the area of study. 

E-1: a very low density residential district. This district suits very low density residen-
tial development and allows for limited or hobby agricultural uses within predomi-
nately residential areas. The primary use of this land is for single-family dwellings. 
Some recreational, religious and edu-cational facilities are also permitted. 

R-1: low density residential district. This district provides for low density residential 
uses. The principal use of land is that of single-family dwellings and related recre-
ational, religious and educational facilities. 

R-2: medium density residential district. This district suits medium residential uses on 
smaller lots with reduced setbacks. The principal use of this land is that of single-fam-
ily or two-family dwellings. Related recreational, religious and educational facilities 
are also allowed. 

A-1: general agricultural district. This district is intended primarily for farming, agri-
cultural, silviculture, dairying, livestock and poultry uses. 

v: general commercial district. This district allows for high volume retail and service 
type trade. These types of establishments are intended to cater to a regional popula-
tion. This regional interaction creates traffi c which is best suited for arterial highways 
to avoid undue congestion.  In Saucier area one fi nds such arteries primarily on High-
way 49 and Church Street. 

The areas of particular concern to the implementation of the proposal are those in-
cluded in the A-1 and E-1 districts. Their restriction to single-family homes creates 
a problem when trying to induce more density. The McGuire parcel is one such key 
site, currently zoned A-1, which is being proposed to include a neighborhood center.  
Another site located between US 49 and the new Highway 67, currently zoned C-2, is 
already attracting notice from big box and convenience retailers.

General Agriculture A-1

Very Low Density Res. E-1

Low Density Res. R-1

Medium Density Res. R-2

General Commercial C-2

Light Industry I-1
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Existing buildings

Existing buildings of  civic 
signifi cance
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Existing  Figure
Ground

A fi gure-ground diagram illustrates the exist-
ing structures and the residual spaces these 
structures have created. The black areas rep-
resent structures and the white represents 
the resulting space in between them. Urban 
designers use this (diagrammatic) tool to 
study whether an ensemble of buildings work 
together to shape outdoor “rooms”. Great 
neighborhood streets traditionally shape these 
kinds of defi ned spaces because human be-
ings fi nd them to be pleasant and helpful in 
orientation.

This diagram clearly illustrates just how rural 
the community of Saucier is.  One can easily 
note how much open space there is in rela-
tion to built structures.  There is currently a 
substantial amount of open space in Saucer.  
The majority of properties found in Saucier 
are rather large and occupied by only one resi-
dence. No clearly identifi able outdoor rooms 
have been shaped by the current building 
(ordinance). The only partial exception to 
this would be in Old Saucier grid, along 2nd 
Street. 

Another element this diagram helps us un-
derstand is that of the communities original 
urban organization. As with most communi-
ties, Saucier began building around its main 
economic and transportation means which 
was its railroad. The train station and depot 
were located on Old Highway 49, at the end of 
2nd Street. The community began here with a 
clearly defi ned grid network as is illustrated in 
the fi gure-ground diagram. 

SITE ANALYSIS
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Topography

This diagram illustrates the existing topography of the proposed area 
of development in and around Saucier proper. The range from dark 
green to white represents the changes in elevation. The darkest greens 
refl ect the lowest elevations, some of which include wetlands. White 
areas represent the highest topographical elevations on the map.

Development in Saucier has been proposed in a manner which would 
preserve and improve the local wetlands. It would also take advan-
tage of the gently rolling terrain of the natural landscape. Many of the 
existing wetlands are not natural, but have been created by artifi cial 
barriers which prevent them from being continuously drained natu-
rally. Such an example can be found on the McGuire parcel (see Map 
below). This parcel includes a signifi cant amount of wetlands that 
have been created by the substantially elevated Church Street, which 
does not feature a proper drainage system. 

Using topography as a cursor in locating and connecting town cen-
ters provides an opportunity for enhanced site visibility as well as 
prominent positioning of civic sites. These conditions would provide 
for unique views for those approaching signifi cant spaces of interac-
tion. They would also enhance the experiential connections between 
the multiple neighborhood centers, which is critical to the overall 
success of the plan.

160’ above sea level

135’ above sea level

Approximate location of  wetlands on the McGuire parcel
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Parcel Map

The tan-colored parcels in this diagram de-
lineate properties that have been committed 
to the study by individual owners. In com-
mitting to this study, these property owners 
have expressed a specifi c interest in receiving 
a proposal for development and re-zoning. 
However, it does necessarily require that these 
property owners develop their land as private 
developers.

It is pertinent to note that the success of this 
plan depends on the continued support of ex-
isting landowners. It is through their volun-
tary re-zoning and sale of property that the 
town will develop successfully. Property own-
ers who support sound, coherent and profi t-
able development in this area should work 
together in the implementation of this plan as 
much as possible. 

One property owner in particular, by the name 
of Dalton McGuire, has expressed strong in-
terest in using his parcel of land as a catalyst 
to promote further development in the rest of 
Saucier. He hopes his twenty-four acre parcel 
just north of Saucier-Lizana Road will develop 
into a new mixed-use town center.

The fact that there are several large sized par-
cels along with a relatively small number of 
corresponding owners supports the overall 
feasibility of this project. It also highlights 
the potential for a prompt agreement between 
owners that would allow development to go 
forward. Some of these large parcels could 
be developed independently yet still be eco-
nomically viable, since they would be able to 
support their own infrastructure. These large 
properties also allow for a level of design fl exi-
bility that aids in the shaping of unique spaces 
that would contribute to the overall success of 
the design proposal.
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McGuire Property

Properties Committed to 
Study

Other Properties

Excluded Properties

Cemetery

Sites of  Civic Signifi cance
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Existing Traffi c
Patterns
    
The Saucier diamond is divided at its very 
center by the north-south road name Church 
Street. This important local thoroughfare is a 
two-lane road about 18 feet wide. Currently, 
Church Street accesses Highway 49, which 
borders the eastern edge of the diamond, at 
the north and south ends. The existing street 
conditions within the diamond are very rural. 
No curbs or sidewalks ex-ist and the grass ex-
tends right up to the edge of the road. The 
streets are generally lined with adequate drain-
age ditches. As this drain water accumulates it 
creates wetlands. 

This diagram illustrates the existing traffi c 
patterns in and around the diamond. The red 
pattern represents the roads which are cur-
rently designed to carry the most traffi c.  Old 
67, US-49 and Saucier-Lizana Road are the 
primary points of entry to the site. A moder-
ate amount of traffi c travels on Church Street. 
Most of Saucier’s existing commercial activ-
ity takes place adjacent to US-49, particularly 
near its intersections with Old 49 and 2nd 
Street because these roads provide the quick-
est connection to the Saucier-Lizana Road. 

High traffi c

Medium traffi c

Low traffi c
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New Traffi c Patterns

Based on community input at the September 
workshop in Saucier, this plan assumes that 
the pre-ferred route for the proposed I-601 
limited-access highway is through Saucier 
within the existing US-49 right-of-way. It has 
been identifi ed as the preferred option for the 
following reasons:

- Bypassing I-601 and the Saucier 
town center would divert most regional traffi c 
away from future and existing business. Many 
businesses depend on convenient access and 
visibility to regional traffi c.
- Bypassing I-601 would encourage 
new commercial development west of the 
town center. New businesses would likely set-
tle at new interchanges, which would relocate 
the center of development to the west. Such 
development has been identifi ed as an unde-
sirable strategy.
- Bypassing I-601 would create a sec-
ond barrier in the community only a little more 
than a mile away from the rail line and US-49 
corridor. Every additional barrier would tend 
to fragment existing community patterns.
- The construction of an entirely new 
right-of-way for I-601 would likely require a 
much higher degree of land acquisition from 
private ownership.

Based on this assumption, however, certain 
traffi c patterns within the town center area 
would change. The following conditions will 
need to be addressed should US-49 become 
I-601:

- Access to I-601 at Saucier would be 
limited to two interchanges. Current MDOT 
stan-dards limit interchange spacing to ap-
proximately three miles. At the north end, 
Church Street would thus loose its connection 
to the highway, making Highway 67 the only 
connection to the new freeway. However, due 
to the nature of the existing interchange and 
rail line, Highway 67 can only be accessed on 
the east side of I-601. To ensure a continu-ous 
connection to the highways at the north end 
of Saucier, Church Street is proposed to be re-
confi gured to cross via a bridge and ultimately 
connect to Highway 67. 
- According to MDOT, a second inter-
change may be possible 2.6 miles south of new 
Highway 67. This interchange would provide 
convenient access to the recently approved 
industrial park to the south and to the town 
center of Saucier. The diagrams illustrates a 
frontage road which is intended to continue 
north towards Church Street and Old 49. This 
makes the approach from the south a key con-
sideration in the plan.
- All existing at-grade intersections 
between these two interchanges would no 
longer provide access to the highway. Old 67 
is proposed to cross under an elevated I-601 
along its current path and continue to run into 
Angel Road. 2nd Street is proposed to cross 
under the same elevated I-601 along its cur-
rent path as well. However, businesses which 
benefi t from these two intersections would 
loose direct access to regional transportation 
routes and their locations may become obso-
lete.

High traffi c

Medium traffi c

Low traffi c
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Illustrative Master Plan

This masterplan is the premier reference drawing which il-
lustrates the summary vision proposed by every part of this 
document. It represents an ideal to strive for around which 
this proposal and its code for Saucier, Mississippi have been 
produced. It provides a literal graphic representation of how 
the Saucier Town Plan proposes to translate the attached 
Smart Code into a real town. 

This drawing is not a fi xed proposal. Rather, it represents 
one interpretation of how Saucier could develop should 
the community embrace this document in its entirety. The 
regulating plans found at the end of this document, on the 
other hand, represent a specifi c proposal for re-zoning and 
regulation.  This drawing is also useful in order to under-
stand the implications of the code because it demonstrates 
how the density varies from one area to another. Because of 
this, the reader will fi nd portions of this illustrative master 
plan throughout the document, being that it serves as an 
ultimate guide to the proposal. The plan illustrated here
includes a walkable, diverse, mixed-use environment with 
an estimated population of 4,500 and 45 acres of property 
for commercial use along with various civic institutions. 
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Civic and Open Space

This diagram illustrates the specifi c locations 
and arrangement of both civic buildings and 
civic open spaces. These civic elements are 
important because they provide meaningful 
relationships between the town neighbor-
hoods and assist in unifying the town. All civic 
spaces have been lined with public streets and 
building fronts. In this manner, private prop-
erty is enhanced due to proximity and views, 
while the public spaces themselves are clearly 
identifi able as public and worthy of fronts.

Deliberately planned parks and squares pro-
vide residents with common areas to spend 
quality time in as a larger community. Smaller 
parks and squares provide recreational space 
for the im-mediate residents living in close 
proximity. Both large and small civic spaces 
are spread out across the community so that 
they are within walking distance for local resi-
dents. Civic open spaces usually occur at key 
locations such as important intersections and 
along important streets.

Civic buildings are arranged in such a way 
so that those buildings which are frequented 
most often by all residents are located at the 
center of the larger community while, other   
more selec-tively frequented buildings such as 
churches are located in a variety of locations.

Civic building reserve

Civic space reserve
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Existing Figure 
Ground

This diagram has been included again for 
comparison purposes.

In order to amend the existing irregularity, the 
proposal seeks to create a more ordered den-
sity by increasing the amount of black struc-
tures such that they create defi ned spaces in 
the white areas. These white areas would then 
become the outdoor public and private living 
rooms which would sustain the everyday hu-
man interactions.  An example of this can be 
found in the Old Town grid along 2nd Street.

For more information about this drawing, 
please refer to page 25 of this document.
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Existing buildings

Existing buildings of  civic 
signifi cance
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Proposed Figure 
Ground

The proposed diagram illustrates the “foot-
print” of Saucier should it be developed ac-
cording to this proposal. It is not a fi xed pro-
posal, but rather refl ects one possible build-out 
scenario according to the proposed ordinance. 
In general, however, it illustrates where densi-
ties are higher or lower and the shape given to 
public spaces.

Public spaces in the proposed plan are shaped 
into identifi able “outdoor rooms” for the 
public to dwell in. In this sense, streets and 
squares are considered to be more than utili-
tarian connections for automobiles, but spac-
es for community life. Such life is fostered by 
well defi ned and cultivated public spaces.

In this diagram one can also see the relative 
size of outdoor spaces, which can suggest 
their relative signifi cance. For instance, the 
largest outdoor space is a proposed park lo-
cated at the center of the development. This 
park is thought of as the center of the com-
munity and commercial activity, therefore the 
building density is correspondingly higher 
here. Another large white space is the roughly 
triangular space at the north end. This park 
connects to the Old Magnolia Highway and 
terminates on an existing church to the east. 
All existing churches maintain their promi-
nent locations on major public spaces so as to 
continue to celebrate their signifi cance within 
the community.
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Excluded from the project by 
request of  property owners

Existing and proposed 
buildings

Existing and proposed 
buildings of  civic signifi cance
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Neighborhood 
Structure

The following diagram serves to illustrate 
how the various proposed neighborhoods of 
Saucier are intended to relate to each other. 
Each neighborhood is identifi ed with a differ-
ent color. The main public spaces have also 
been illustrated in white, while some of the 
key civic buildings are included in black. A 
primary purpose of this diagram is to reveal 
the “structural logic” of the urban design pro-
posal - parks, squares and main thoroughfares 
work with each other to connect neighbor-
hoods in a rational and graceful manner. 

Each neighborhood has been given a public 
space that serves as a neighborhood center. In 
Old Saucier, this center is at 2nd and Church, 
while in the new southern neighborhood has 
its center along an eastward extension of Sauc-
ier-Lizana Road. A small, partial neighbor-
hood can be found to the north with a small 
park as a center, while Saucier Junction (on 
the east-side of I-601) features a central plaza.

An important feature of the design proposal 
within the diamond area is the treatment of 
places where two neighborhoods meet. These 
places, while located at the edges of two neigh-
borhoods, have been conceived of as “seams” 
and are centers in their own right. One such 
seam can be found between Old Saucier and 
the north neighborhood, where a linear park 
extends from Old 49 until Church Street. This 
park, although located between neighbor-
hoods, is thought of as a center of community 
activity. The other seam can be found be-
tween Old Saucier and the southern neighbor-
hood. This seam is located at the western end 
of Angel Street and is proposed to become 
the civic center of the town of Saucier. While 
this proposal may serve a practical use of pro-
viding additional park and civic space for the 
community, it also serves the symbolic func-
tion of locating the civic center at the junc-
tion of the old and the new neighborhoods of 
Saucier, making the space equally accessible 
and meaningful to all citizens.

Saucier Junction

North Neighborhood

Old Saucier

South Neighborhood
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Neighborhood 
Pedestrian Sheds

The purpose of this diagram is to illustrate 
how walkable the various neighborhoods are 
intended to be in terms of distance. The two 
smaller circles are each drawn at a quarter mile 
radius and roughly cover the south neighbor-
hood and Old Saucier. A quarter mile is ap-
proximately the distance which the average 
person can walk at a reasonable pace within 
fi ve minutes. Historic and new traditional ur-
ban neighborhoods are most often sized ac-
cording to this measure of walkability in order 
to ensure that many daily needs can be met 
without reliance on vehicular transportation. 
The centers of the “pedestrian shed” circles 
are located at the centers of the respective 
neighborhoods.

The larger circle to the northeast has a half 
mile radius, roughly corresponding to a ten 
minute walk. The center of this pedestrian 
shed is in Saucier Junction, which is conceived 
of as a mixed-use neighborhood of regional 
signifi cance (Regional Center Development 
or RCD). The pedestrian shed here is much 
larger because future residents are likely to be 
willing to walk up to ten minutes to access 
some of its institutions, including large retail, 
a movie theater, public transit and a middle 
school. 

The reader should also refer to the proposed 
sector plan to understand that future neigh-
borhood development may occur in the areas 
surrounding Saucier Junction, which would 
position this place as a center within walk-
ing distance to future neighborhoods. As it 
stands, residents of the northern neighbor-
hood within the diamond would be able to 
walk to Saucier Junction with relative ease.

This proposal acknowledges that walking 
will not be the primary means of transpor-
tation for most residents, at least within the 
near future. The plan merely seeks to provide 
a healthy, affordable and pleasant transporta-
tion alternative to reduce car-dependency and 
foster a sustainable civic realm. It should also 
be noted that large segments of our popula-
tion are unable to drive, including children, 
the elderly, and many of the poor and the dis-
abled. This plan advocates the building of a 
civic infrastructure which fosters the social 
interaction of all members of its community 
– it is only when all members of a community 
are able to participate in public life that civic 
values can be cultivated over time.
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Existing Street
Network

The existing street network of Saucier, Mis-
sissippi includes a combination of an existing 
street grid, main access highway, a few front-
age roads, and several thoroughfares. The ex-
isting street grid is located just north of the 
center of the Diamond and is made up of six 
blocks. This street grid makes up the historic 
Old Saucier and represents the fi rst street net-
work built in Saucier. The roads which make 
up this grid were plotted for a dense urban en-
vironment but retained a rural character with-
out street curbs or sidewalks. Some plotted 
streets were not built as streets at all. Overall, 
it could well be said that conditions are very 
rural in the existing town center. 

US 49 is the main north-south highway, which 
provides multiple access points at grade. It 
consists of two northbound lanes, a 30-40 
foot median and two southbound lanes. US 
49 is accompanies by several frontage roads 
which provide access to local businesses. Ac-
cess from the Diamond onto US 49 takes 
place from Church Street in the north, Second 
Street, Angel Road, the frontage road, West 
Central Drive, and again Church Street in 
the south. Besides US 49, the main thorough-
fares include Old HWY 49 and Church Street 
which run in a north-south direction. They 
also include Second Street, Angel Road, and 
Saucier-Lizana Road, which run in a east-west 
direction. All roads mentioned above are im-
portant to the community and most local traf-
fi c takes place on these main thoroughfares.

It is important to note that many areas within 
the diamond are either not accessible or dif-
fi cult to get to. The limited amount of routes 
that exist discourages pedestrian activity. 
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Proposed Street 
Network

The Saucier Town Plan proposes introduc-
ing sixteen street types to be used throughout 
the plan. These schematically designed street 
types would provide a pedestrian friendly en-
vironment while taking into account the traf-
fi c and on-street parking requirements. These 
street types can be found in the code section 
of this document. The proposal integrates sev-
eral boulevards, avenues, commercial streets, 
secondary streets, and alleys based on loca-
tion and purpose. The use of curbs, sidewalks, 
tree grates, and planter strips are introduced 
within these street types based on the desired 
range of lot use and pedestrian activity. Com-
mercial areas have larger sidewalks due to the 
increased pedestrian traffi c while residential 
areas have smaller allotted sidewalks and more 
landscape elements. Trees are proposed to be 
planted throughout the town in order to pro-
vide shade for the pedestrian and enhance the 
visual experience of urban neighborhoods. 
The range of street types has been selected to 
allow for a variety of development opportuni-
ties. Beyond street types, the plan accommo-
dates a much more extensive street circulation 
pattern which provides for a variety of ways 
to get to a specifi c destination. This allows for 
less traffi c back-ups because traffi c would be 
spread out through the street pattern with the 
motorist having more choices to choose from. 
These decisions have been made in order to 
create the best environment possible for both 
pedestrian and driver. 

This plan recognizes that many new streets 
will need to be built and the vast majority of 
existing roads will need to be upgraded for 
on street parking, tree planting, sidewalks, 
lighting and curb gutters. The cost of these 
improvements will most likely need to be cov-
ered through private development. For this 
and other reasons, relatively high densities 
ought to be pursued in order to help cover for 
these costs. 
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Existing Commercial

This diagram illustrates where the current 
commercial uses occur in Saucier. The ma-
jority of commercial properties are currently 
concentrated around two locations, both of 
which are immediately accessible and vis-
ible from current US-49. Just south of Angel 
Road, a small collection of businesses can be 
found facing a frontage road of the highway. 
Further to the north, at 2nd Street, there are 
several small businesses surrounding the ex-
isting US Post Offi ce. Post offi ces are usually 
anchors for commercial activity because they 
generate a certain amount of traffi c. Should 
US-49 become I-601, which is assumed by 
this proposal, most of these commercial loca-
tions would eventually become obsolete due 
to the loss of direct highway access. 

Further commercial activity (a successful Dol-
lar General store) is located at the southern 
tip of the diamond at Old 49. This location 
is likely to remain a valuable commercial site 
due to its proximity to Old 49 and the future 
freeway interchange to the south. Finally, a 
large parcel to the northeast of the diamond 
is currently zoned commercial, although no 
buildings exist on the site as of yet. This prop-
erty is sure to increase in commercial value as 
Highway 67 is completed and a sewer system 
is extended into the area.

Most existing commercial buildings are not 
housed within substantial structures. While 
it may seem presumptuous to assume that lo-
cal businesses would relocate according to the 
new plan, it is important to consider the vast 
differences in scale, value and economic po-
tential which would be manifested in Saucier 
once I-601, a new sewer system and a proposed 
SmartCode overlay district are in place.
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Existing Commercial Zoning

Commercial Buildings
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Special Commercial Use

General commercial

“Big Box” commercial

Flex spaces

Offi ces
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Proposed Commercial

The master plan proposal includes two primary sites for 
retail. The McGuire parcel in the west-ern area of the 
diamond would be the fi rst such area, and the junction 
between US 49  (future I-601 and the new Highway 
67 would be the second. The second location, although 
not located di-rectly within Saucier Proper, was incor-
porated into the study following several discussions 
with community members. 

Most of the area in Saucier Junction is already zoned 
C-2 commercial and, due to its location, will very likely 
attract big-box development. The master plan proposal 
provides for a walkable regional town center to ac-
commodate both medium and big-box retailers while 
ensuring a dignifi ed human environment. Its purpose 
would be to serve the regional population who fre-
quently travels these regional highways. 

Saucier Junction would provide for three different 
types of retail uses: General Commercial, Big-Box 
Commercial, and Flex Spaces. The General Commer-
cial category refers to retail that takes place in tradi-
tional shop-front buildings, either at street level or 
above.  This category is typically located along major 
thoroughfares. The Big Box Commercial category re-
fers to retail that has been specifi cally designated for 
large retail stores such as Lowe’s, Best Buy, Food Gi-
ant, the like. This category would also be located along 
major thoroughfares. Flex Space designation re-fers to 
locations that my take on any of the following three 
uses: offi ce, retail, or loft-style residential. Unlike the 
other two designations which would primarily be retail 
oriented, this designation would accommodate a broad 
range of uses. It would also be primarily located along 
secondary thoroughfares adjacent to the larger com-
mercial sites but could also be found along some pri-
mary thoroughfares.

The town center located within Saucier Proper is pro-
posed to be located primarily within the McGuire par-
cel. This parcel can take advantage of several conditions 
in order to generate commercial activity. First, it is rela-
tively central to the Saucier diamond, and it is within 
a reasonable walk to Old Saucier and available parcels 
to the south. Secondly, it is easily accessible from Old 
49, Church Street, and the Saucier-Lizana Road, all of 
which are frequented by cross country traffi c. Thirdly, 
it can easily be developed by a single developer, thus 
making a planned town center development more likely 
than in areas owned by multiple property owners. 

This town center is intended to be characteristic of small 
town commercial centers in its size, scale, and purpose. 
It is intended that this area would serve as a center for 
local shops, restaurants, cafes, offi ces, among other lo-
cal services. Retail buildings here tend to be smaller in 
sale than those of Saucier Junction. The retail uses in 
this area would differentiate between the two types al-
ready described: General Commercial and Flex Spaces. 
Retail categorized as General Commercial would be 
located along the primary thoroughfare where most of 
the urban and civic activity of the downtown would 
take place in. Retail categorized as Flex Space would be 
located on both primary and secondary thoroughfares 
adjacent to the General Commercial retail.
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Cite:  Mississippi Renewal Forum pg 5

Saucier

HARRISON
COUNTY

Tradition

Industrial Park

Future
Casino

Proposed County Bus

Regional Public 
Transit

In order to accommodate the daily travel of 
Harrison County residents working along 
the coast, this plan proposes that the imple-
mentation of a regional public transportation 
system ought to be considered for the near fu-
ture. With the rising costs and environmental 
impacts of individual automobile transporta-
tion, an increase population north of the coast 
will need to consider alternate transportation 
models. This proposal builds on the work al-
ready accomplished through the Mississippi 
Renewal Forum under the leadership of the 
state, coastal counties, and the Congress for 
the New Urbanism (CNU). 

The Saucier Town Plan proposes that Sauc-
ier, and in particular Saucier Junction, serve 
as a Park-N-Ride hub for northern Harrison 
County and beyond. Local residents who work 
in the major coastal employment centers, such 
as casinos, could choose to drive to Saucier, 
park their vehicles, and take a county bus or 
shuttle to work. 

This proposal would include three primary 
bus routes. The fi rst route connects Saucier 
and Bay St. Louis via Saucier-Lizana Road 
and I-10. The second route would connect 
Saucier and Gulfport via US-49, with Orange 
Grove and the Airport as intermediate stops. 
The third route would connect Saucier to 
Tradition and Biloxi via Highway 67. The last 
two routes both connect to the US-90 trans-
portation corridor which is intended to con-
nect Biloxi, Gulfport, Long Beach, and Pass 
Christian.

Proposed Regional Transit Routes 
- Image based on diagram found in Mississippi Renewal Forum: Summary Report p. 5
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To Tradition

To Coast

Yellow bus line

Red bus line

Green bus line

2.5 Minute walk

Bus stops

Local Public 
Transportation

In order to accommodate the daily commute 
of local residents within the town of Saucier, 
two primary local public transit routes are be-
ing proposed. The fi rst route would travel in 
a north-south direction along Church Street. 
It would connect to Saucier Junction in the 
north, transverse the various diamond neigh-
borhoods, stop at the town center at Angel 
Road, and terminate at the Industrial Park in 
the south. The second route would be primar-
ily located in the downtown area of Saucier 
Proper and connect it to Saucier-Lizana in the 
west.

Bus stops are proposed to be modest but dig-
nifi ed structures located at key intersections 
within the town. All stops are within a 2 1/2  
minute walk of most future residences.
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This plan proposes that the McGuire Parcel become the center for 
the town of Saucier. Its name, Mockingbird Hill, comes from a long-
standing McGuire Family tradition. The parcel, consisting of 24 acres 
owned by developer Dalton McGuire, demonstrates a very big poten-
tial to jump start development in the Saucier diamond area, in par-
ticular because Dalton McGuire has expressed an interest in devel-
oping the property himself. Major connections to the neighborhood 
occur from the west on Saucier-Lizana Road, and from the south on 
Church Street and Old 49. With proper foresight and collaboration 
there can also be a connection from the north which would tie into 
Angel Street. 

This key property has the opportunity of becoming a major contri-
bution to Saucier. A main feature of the town center is a linear park, 
named Founder’s Park, which runs in between two main streets. This 
parkway could preserve much of the existing wetlands, while taking 
advantage of the existing topography to create a civic amenity. This 
unique feature is sure to become a focal point for the community, 
attracting a wide range of activities, and promoting development. 
Also, a proposed YMCA provides an anchor for the neighborhood at 
the southeast corner of the park. This building helps to frame spec-
tacular views as one approaches the town from the south on Church 
Street and from the west on Saucier-Lizana road. Furthermore, a lo-
cal YMCA would promote Saucier as a health-conscious community, 
encouraging people to move in to town. The farmer’s market that 
currently gathers on the McGuire parcel is proposed to take place on 
2nd Street around the new Market Bridge crossing over the center of 
Founder’s Park. The bridge would be closed to vehicular traffi c dur-
ing market days to provide a truly enriching pedestrian experience. 
For a more intimate setting, a proposed meeting hall would front a 
small square with preserved trees on a street adjacent to Founder’s 
Park. This square features a tree which is particularly meaningful to 
the history of the McGuire family. 

This range of experiences will provide Saucier residents with a rich 
environment to live, work and shop, making Saucier a great exam-
ple of good town planning. Through the creation of this pedestrian 
friendly town center, Saucier will be given a place of identity, and 
a destination point for visitors from Harrison County and beyond. 
Although the proposed re-zoning of this parcel would allow for a 
range of uses and maximum densities, the proposed plan illustrates 
146,100 sqft of commercial space at grade, in addition to any above-
store commercial space which may be provided. A further summary 
of zoning implications can be found at the end of the document. 

MOCKINGBIRD HILL

FIGURE 1
Proposed elevation of the community Meeting Hall
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POINTS OF INTEREST

1. Market Bridge
2. Founder’s Park
3. Meeting Hall
4. Square with Founder’s Tree
5. Post Offi ce
6. YMCA
7. Neighborhood Park
8. Old 49
9. Church Street
10. Saucier-Lizanna Road
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FIGURE 3
View of Founder’s Park and Church Street with proposed YMCA at the intersection

FIGURE 2
View of commercial district through Founder’s Park along with Market Bridge visible in the distance
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FIGURE 2
View of  proposed meeting hall and neighborhood square with founder’s tree

FIGURE 1
View of  commercial district and Founder’s Park running through the McGuire Parcel
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FIGURE 5
Proposed Post Offi ce elevation

FIGURE 4
Proposed YMCA elevation

FIGURE 3
Proposed Market Bridge crossing through Founder’s Park
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The existing town currently features a num-
ber of civic institutions adjacent to Angel 
Road (an extension of Old 67). The elementa-
ry school, the community cemetery, the public 
library and the Harrison County Senior Citi-
zen Building fl ank this corridor as one arrives 
from the eastern part of the greater Saucier 
community. This plan proposes that the civic 
character of Angel Road is reaffi rmed and ex-
tended into the new town center by connected 
it to the proposed Founders Park to the west.

Upon crossing underneath I-601 from the east, 
Angel Road would present itself as a tree-lined 
avenue fl anked by the historical cemetery to 
the south. The north side is proposed to fea-
ture a small ball fi eld which can be shared by 
the local schools, churches, youth groups and 
the pro-posed YMCA facility, all of which are 
within easy walking distance to the site.

The intersection of Angel and Church is pro-
posed to feature a small roundabout with a 
civic monument or fountain. This place repre-
sents the civic heart of the community, as the 
existing senior center and a future civic center 
are intended to fl ank this junction. The civic 
center is proposed to take shape surround-
ing a westward extension of Angel Road. The 
long square illustrated here is surrounded by 
mixed-use buildings as well as future build-
ings for government and public safety, which 
will undoubtedly become necessary as the 
community continues to grow.

The location of this civic center is particularly 
signifi cant because it occurs at the “seam” be-
tween Old Saucier and the new town center at 
Mockingbird Hill. Special attention has been 
paid to artfully shape this place in a civic man-
ner as it celebrates the union of Saucier’s his-
toric and new neighborhoods. 

CIVIC CENTER

FIGURE 1
Civic center with fountain and the Fire and Safety building in the background

POINTS OF INTEREST

1. Government Hall
2. Fire and Safety Building
3. Neighborhood square
4. Refl ecting pool
5. Cemetery
6. Athletic fi eld and bleachers
7. Elementary school and proposed addition
8. Civic Green
9. Church Street
10. Angel Street
11. Founder’s Park
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FIGURE 2
An aerial view of  the Civic center looking North toward the proposed water tower

47

1

2



48 THE NEIGHBORHOODS
THE SAUCIER TOWN PLAN

FIGURE 1
Proposed elevation of  the Government Hall

FIGURE 2
Proposed elevation of  the Fire and Safety Building

FIGURE 3
Proposed elevation of  the elementary school addition
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FIGURE 4
Looking West down Angel Street with the existing cemetery on the left and proposed bleachers for a new 
junior-size athletic fi eld on the right

FIGURE 5
The Saucier Cemetery with proposed fence and prayer chapel on the corner of  Church and Angel

4
5

3

1

2



POINTS OF INTEREST

1. Corder’s Vintage Station
2. Neighborhood square
3. Saucier United Methodist Church
4. Faithview Baptist Church
5. 2nd Street
6. Church Street
7. Old 49

EXISTING AERIAL OF OLD SAUCIER

Old Saucier’s existing grid plays an essential 
role in the Masterplan not only because it pro-
vides a connection between the Southern and 
Northern neighborhoods but also because it 
connects with Saucier’s history. While Old 
saucier is the center of existing community 
development in this part of town, it is likely 
to proceed much slower than other parts of 
the plan due to it’s fragmented property own-
ership. The plan makes an effort to use the 
existing street and block structure to preserve 
its connection with its past. Multiple existing 
civic sites have been maintained including 
churches along Church Street. While the cur-
rent residential use of Corder’s station is pro-
tected, the site is being proposed as a future 
civic site due to the historic role it played in 
Saucier’s roots as a logging community. 

Using the old grid to make connections be-
tween the Northern and Southern communi-
ties will prove to be benefi cial over time in 
that it will help strengthen Old Saucier. Rapid 
growth that may occur in those other areas 
will help attract density and activity adjacent 
to the historic center and assist to establish it 
as a self-suffi cient neighborhood over time. 
Special attention has been given to locating 
proposed civic amenities within close prox-
imity to Old Saucier. One such location would 
be the intersection of 2nd and Church Street, 
where the existing Saucier United Methodist 
Church would be fronted by a small church 
square and commercial centers would be lo-
cated in other parts of the intersection.
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OLD SAUCIER
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FIGURE 1
Proposed neighborhood center and small park at the Saucier United Methodist Church at 2nd and Church 
Streets

FIGURE 2
The existing grid of  Saucier is integrated into the proposed plan retaining its historic importance
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The southern neighborhood of the diamond is bound by 
the railroad to the west and by I-601 (US-49) to the east. 
Assuming that the limited access freeway I-601 becomes a 
reality, the southern Saucier community will be accessible 
by a single major entrance. A frontage road would continue 
north from the new interchange and eventually join Church 
Street. For this reason, the Southern entrance will become 
quite important in order to queue the arrival into the com-
munity and defi ne the experience of entering. 

The south has a tradition of marking the entrance to a 
neighborhood or town through a formal road with trees, 
gradually transitioning from the informal rural landscape to 
the ordered civic realm of a town. One becomes aware that 
the space is becoming more organized and that one is enter-
ing a place of signifi cance. 

Currently, there is a Dollar General store located on the 
southern tip of the diamond. Due to its location and its 
proximity to the future highway exit, it is likely that there 
will be a demand for some convenience establishments in 
this area. The proposal takes this into account and has pro-
vided plans for a motor court. This motor court will be an 
area that caters primarily to the automobile and can allow 
for quick stops for gas and convenience store items. 

The intention of the proposed design is to refl ect on the ori-
gins of Southern towns which often feature large homes lin-
ing the entrance avenue. Since the Southern tip has a close 
proximity to the highway and oddly shaped properties, this 
plan proposes for a series offi ce buildings and an inn in-
spired by large Southern homes to line the road. As one 
enters town the trees begin to delineate the road while the 
offi ce buildings begin to line up with the road guiding you 
to the center of town. This innovative proposal combines 
the classic tradition of Southern towns within the market 
opportunities of today. 

To maintain the idea of traditional Southern towns, this 
plan incorporates a parkway that leads you into the neigh-
borhood. The extension of this parkway into Saucier be-
comes a boulevard. Boulevards provide a soft appearance 
to frequently used roads and also provide areas which ease 
street crossing for pedestrian refuge. Boulevards also create 
an attractive place that encourages development. 
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FIGURE 1
Existing Church Street looking South from the Angel Street intersection

FIGURE 1
Church Street as proposed with single family homes and town house additions looking south from 
the Angel Street intersection

SOUTH NEIGHBORHOOD

POINTS OF INTEREST

1. Motor Court
2. Offi ce Park
3. Inn
4. Neighborhood Park
5. I-601
6. Frontage Road
7. Church Street
8. Old 49
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FIGURE 2
View looking east on Saucier-Lizanna Road upon entering the new neighborhood in Saucier. Terminating the vista is a 
proposed US post-offi ce - it is recommended that the current post offi ce move once I-601 severs its access to the highway. 
A neighborhood park can be seen to the right

FIGURE 3
Offi ce buildings line the Church Street entrance from the South
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The northern neighborhood of the Saucier diamond 
is somewhat smaller than its two southern neighbors. 
Because of this, it is not conceived of as a complete 
neighborhood with a high diversity of institutions. In-
stead, it is thought of as a partial neighborhood which is 
centered on a residential square at Church Street. A lot 
has been reserved here for a civic building which may 
be needed in the future. Although there may be a cor-
ner store or small businesses at this location, the overall 
character of this neighborhood is residential.

Given the reconfi guration of US-49 into a limited-ac-
cess interstate, this plan proposes that Church Street 
should be realigned to cross over I-601 and connect 
Saucier proper with development on the other side of 
the freeway. This ensures that traffi c will continue to 
use Church Street and maintain the viability of some fu-
ture businesses here. The section below illustrates how 
this proposed bridge can take advantage of the existing 
terrain at the north end of the diamond where the el-
evation is almost high enough to begin the bridge with-
out constructing a long ramp through the future neigh-
borhood. It is also suggested that this location directly 
access I-601 in the long term through the construction 
of urban on and off-ramps at the Church Street bridge. 
It must be recognized, however, that MDOT will only 
consider such an option if and when Saucier has de-vel-
oped into a center of signifi cant population.

At the south end of this neighborhood, near Faithview 
Baptist Church, lies a linear park which begins at Old 
49 and the Old Magnolia Highway. This park has been 
nicknamed Magnolia Park because it begins and ends 
the spectacular rural road which travels north and is 
often lined with majestic live oaks and magnolia trees. 
This park lies at the seam of two neighborhoods and 
offers a place for its residents to play in. On the side of 
Magnolia Park and terminating the street is a proposed 
water tower, which can accommodate future water de-
mands. This water tower design is inspired by such wa-
ter towers as the one found in Riverside, Illinois and 
seeks to be a piece of civic art which terminates the 
street that leads to the town center.
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FIGURE 1
Section cut through the northern town entrance with the Church Street Bridge over I-601

POINTS OF INTEREST

1. Water Tower
2. Neighborhood Park
3. Civic Reserve
4. Neighborhood Square
5. Church Street Bridge
6. Old Magnolia Highway
7. Church Street
8. I-601
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FUTURE ON/OFF RAMP

Urban on/off  ramp off  I-601 at the 
Church Street Bridge

FIGURE 2
Proposed water tower as a civic land-
mark for the town of  Saucier
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FIGURE 3
North Neighborhood with park and a future public building. As the community grows there will be a need for new civic 
institutions and buildings. This plan has reserved civic lots for future use, even if  the precise use is not yet known

FIGURE 4
North Neighborhood with Old Magnolia Highway visible in the distance entering on a grand public park serving as the 
northing gateway into the town of  Saucier



Saucier Junction is the nickname this proposal has given to a 
110 acre area of land, consisting of multiple properties, that is 
located southeast of the Highway 67 and I-601 Junction. This 
land is currently zoned C-2 commercial and is likely to feature 
big box retailers such as Lowe’s, Wal-Mart or Home Depot in 
the future. The design proposal for Saucier Junction comes in 
response to such a very potential development and is intended 
to channel such large scale commercial projects into a mixed-
use, walkable environment. It is assumed the site will be devel-
oped into conventional suburban sprawl unless an attractive 
alternative which benefi ts land owners, the community and 
the region can be provided. Saucier Junction is intended to 
complement, not compete with, the commercial town center 
of Saucier Proper and also comes in response to the regionally 
signifi cant location of the site. It is intended to serve not only 
the Saucier community but may also cater to the commercial 
demands of the new development of Tradition and even Wig-
gins. The site is easily accessible and visible to motorists due to 
its close proximity to both I-601 (US-49) and Highway 67.

The Andrews University proposal has taken on this design 
challenge by accepting large retail development but reconfi g-
uring the conventional model into urban environments which 
are friendly for both automobile and pedestrian use. Most of 
the big box commercial has been located adjacent to the sur-
rounding highways to harness access and visibility benefi ts. A 
more detailed discussion of this solution can be found on the 
following pages. This strategy also moves the large retail foot-
prints and their adjoining parking lots to the perimeters of the 
site, which leaves the center to be developed into a walkable 
neighborhood including live, work and play uses. 

This neighborhood is proposed to offer a different but com-
plementary type of environment to Saucier Proper. The neigh-
borhood of Saucier Junction would feature more apartment 
buildings and lofts, rowhouses and live-work units. From a 
real estate standpoint this would introduce a type of “product” 
which is currently not offered away from the coast. Also, an 
increase in density from current zoning makes such a project 
fi nancially attractive. From a community standpoint, such a 
project increases the number of options for prospective resi-
dents, new or old, and adds to the diversity of the local popula-
tion. Finally, Saucier Junction’s density can capture a signifi -
cant amount of future growth in the area by channeling what 
would typically become conventional town-house develop-
ments in the countryside into a dignifi ed urban neighborhood 
of lasting civic value.

The plan of Saucier 
Junction includes a 
central street which 
runs from Highway 
67, through a central 
plaza, and across I-
601 (US-49). A movie 
theater has been pro-
posed at the central 
plaza which could be 
lined by some res-
taurants that draw 
regional customers. 
Civic sites have been 
reserved for an exist-
ing church congre-
gation and a future 
school site to the 
south. It should be 
emphasized that new 
residents should also 
be able to walk to 
school as much as is 
possible.
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POINTS OF INTEREST

1. Movie Theater
2. Proposed Middle School
3. Neighborhood Park
4. Neighborhood Square
5. Large Retail
6. Bus Terminal
7. Parking Structure
8. Civic Reserve
9. Entertainment Plaza
10. Grocery Store
11. Commercial Boulevard
12. Church Street Bridge
13. I-601
14. US 67
15. Shiloh Missionary Baptist Church
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FIGURE 1
View of  main plaza in Saucier Junction, located on the main east-west street which leads across I-601. Through the trees one can see a pro-
posed movie theater and some restaurants which draw from the regional area

FIGURE 2
Neighborhood square with tall residential buildings illustrating the high density possibilities for Saucier Junction
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LARGE RETAIL
A particular challenge in laying out Saucier 
Junction is the provision of space for big box 
retailers. While this type of commercial de-
velopment is often sneered at for its offensive 
exterior appearance, big box retailers have be-
come a signifi cant component of the Ameri-
can economy and cannot simply be “wished” 
away. For the time being, citizens will con-
tinue to choose to shop at national chains. 
This means that sound development practices 
must integrate stores with large footprints 
and parking lots into the urban landscape. 
Neglecting to work with them constructively 
would not solve the problem. On the contrary, 
it would only push them into the suburban 
fringe, thus wasting away the much valued ru-
ral landscape.

The proposal for Saucier Junction promotes 
integrating big-box stores in a way which still 
con-tributes to a sound, attractive, mixed-use 
and walkable urban neighborhood. Precedent 
for this type of development exists in places 
such as Kentlands (Maryland) and Mashpee 
Commons (Massachusetts). The key to their 
successful integration lies in the distribution 
of different elements:

- A complete urban street with side-
walks, on-street parking, storefronts and trees 
is built on the interior of the site. In this case 
parallel to Highway 67.
- Liner buildings on shallow but nar-
row lots provide space for small national chain 
stores and services. These liner buildings are 
at least two stories tall and can include offi ces 
or loft-style residences above.
- Big box stores are located immedi-
ately behind the liner buildings but face them 
in a perpendicular direction. A small portion 
of the big box store may extend to the urban 
street if the retailer desires to have a presence 
there. In this way, a big-box store’s vast blank 
walls would not negatively impact the neigh-
borhood.
- Large surface parking lots are ar-
ranged behind liner buildings but directly 
adjacent to the big boxes. This way big box 
customers can park directly in front of their 
chosen retailer without having vast parking 
lots negatively impact the urban street.

The adjacent drawings illustrate how this 
works. A particular advantage of this site is 
that High-way 67 rises as it approaches I-601 
(US-49), which makes the big-box retailers 
more visible from the highway – something 
that retailers usually seek in a good site. A 
such key site has been reserved for a large an-
chor store (such as Lowe’s) at the end of the 
commercial street.

A fi nal component of the plan for Saucier Junc-
tion is the integration of a Park-n-Ride system. 
The easternmost parking lot adjacent to the 
site of a future bust terminal is being proposed 
as the site for a future parking structure. Area 
residents could drive into Saucier, park their 
vehicles for the day and take regional transit 
to the major employment centers on the coast, 
such as the casi-nos. This Park-n-Ride would 
further promote Saucier Junction as a regional 
retailer and allow such commuters to do their 
shopping after work before returning home 
with their car. Further discussion on this issue 
can be found in the section of this proposal 
titled “Regional Public Transit”.
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FIGURE 1
Commercial Boulevard facing a proposed main anchor store. The urban landscape integrates large retail requirements 
and a quality pedestrian experience

DIAGRAM OF SAUCIER JUNCTION RETAIL AND PARKING

This diagram shows the location of  the 740,000 sqft of  ground fl oor retail and approximate number and location of  
parking spaces

Proposed Bus Terminal

Proposed Parking Structure
~520 Spaces
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FIGURE 2
Axonometric drawing illustrating how inner block parking would be integrated into the neighborhood

FIGURE 3
Section cut through large retail liner buildings with Highway 67 to the far right

Rowhouse ApartmentsRowhouse Apartments

Lowe’sLowe’s

BoulevardBoulevard

ParkingParking

CommercialCommercial
LinersLiners

Mid-size Big Box RetailMid-size Big Box Retail

Future Parking StructureFuture Parking Structure

GroceryGrocery

Flex SpacesFlex Spaces

Mid-Block ParkingMid-Block Parking

Flex LinersFlex Liners

Bus TerminalBus Terminal

Lowe’s/BoulevardLowe’s/Boulevard LinerLiner Big Box ParkingBig Box Parking LinerLiner Frontage RoadFrontage Road Highway 67Highway 67

33
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Credit: Duany Plater-Zyberk & Company

A transect, in its origins (Von Humboldt 1790), is a geo-
graphical cross-section of a region used to reveal a sequence 
of environments. Originally, it was used to analyze natural 
ecologies, showing varying characteristics through differ-
ent zones such as shores, wetlands, plains, and uplands. For 
human environments, such a cross-section can be used to 
identify a set of habitats that vary by their level and intensity 
of urban character, a continuum that ranges from rural to 
urban. In Transect planning, this range of environments is 
the basis for organizing the components of urbanization: 
building, lot, land use, street, and all of the other physical 
elements of the human habitat.

One of the key objectives of Transect planning is the cre-
ation of immersive environments. Successful immersive 
environments are based on the selection and arrangement 
of all the components that contribute to a particular type 
of environment. Each environment, or Transect Zone (T-
Zone), is comprised of elements that support and intensify 
its local character. Through the Transect, planners are able 
to specify different urban contexts that have the function 
and intensity appropriate to their locations. For instance, a 
ranch house would undermine the immersive quality of a 
neighborhood center, whereas an apartment building would 
not. Wide roads and open swales fi nd a place on the Tran-
sect in more rural areas, while narrow streets and raised 
curbs are appropriate for urban areas. Based on local prac-
tices, most elements can be locally calibrated to contribute 
to the regional character of a given place.

In Transect planning, the essential task is to fi nd the main 
qualities of the local environments. Once those are deter-
mined, Transect principles are applied to rectify the inap-
propriate intermixing of rural and urban character. Find-
ing the proper balance between rural and urban elements 
results in places appropriate to every point of the spectrum, 
countermanding sprawl conditions. 

The Transect is evident in two ways: (1) it exists as place and 
(2) it evolves over time. As place, the six T-zones display 
more-or-less fi xed identifi able characteristics. Yet the evo-
lution of communities over time is the unseen element in 
urbanism. A hamlet may evolve into a village and then into 
a town, its T-zones increasing in density and intensity over a 
period of many years. 

The zoning system of the SmartCode uses the rural-to-ur-
ban Transect.

• The Transect is a framework that identifi es a continuous 
range of habitats from the most natural to the most urban.
• The continuum of the Transect, when subdivided, lends 
itself to the creation of zoning categories.
• These zoning categories include standards that encourage 
diversity similar to that of organically evolved settlements.
• The standards specifi ed by the zoning categories overlap, 
refl ecting the successional ecozones of natural and human 
communities.
• The Transect integrates environmental and zoning meth-
odologies, enabling environmentalists to assess the design 
of social habitats and urbanists to support the viability of 
natural ones.

The Transect in the Saucier Town Plan

This plan has identifi ed three T-Zones within the proposed 
regulating plan, two of which have been divided into sub-
zones. The general characteristics of each zone and sub-
zone are summarized within the following pages. Street 
elevations help to illustrate the typical implications of each 
zoning designation. The proposed zones are named Sub-Ur-
ban (T3), Urban General (T4-1 and T4-2), and Urban Center 
(T5-1 and T5-2). 

CODES BASED ON THE URBAN-TO-RURAL TRANSECT

IMPLEMENTATION
THE SAUCIER TOWN PLAN

T-zone illustration by Jonathan Harrison

T-1

T-6

T-5

T-4

T-3

T-2
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SMARTCODE      
Harrison County, Mississippi

 SMARTCODE VERSION 8.0

ARTICLE 5. BUILDING SCALE PLANS

Corner Lot
Condition

Mid-Block
Condition

OUTBUILDING DISPOSITION
1. The elevation of the out build-
ings shall be distanced from the 
lot lines as shown.

6 ft. max.

3 ft. min.

3 ft. min.

3 ft. or 23 ft.

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 9)

prohibited
prohibited

permitted
prohibited

(see Table 1)

a. Residential
b. Lodging
c. Offi ce
d. Retail

BUILDING FUNCTION (see Tables 10 & 11) 
restricted use
restricted use
restricted use
restricted use

2

1

Max.
height Max.

height

1

2*

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 7)

permitted
permitted
prohibited
prohibited
prohibited
prohibited
prohibited
prohibited

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING DISPOSITION
20 ft. min.
3 ft. or 6 ft
3 ft. or 23 ft.

BUILDING DISPOSITION
24 ft. min. 40 ft. max.
6 ft. min.
12 ft. min.
50% min. at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout

BUILDING HEIGHT (see Table 8) 
a. Principal Building
b. Outbuilding

2 stories max.
2 stories max.

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

50% max
50 ft. min 120 ft. max

BUILDING HEIGHT
1. Building height shall be 
measured in number of stories, 
excluding a raised basement, 
or attic.
2.  Each story shall not exceed 
14 ft. clear, fl oor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

24 ft. min.

6 ft. min.

6 ft. min.

12 ft. min.

Corner Lot
Condition

Mid-Block
Condition

BUILDING DISPOSITION
1. The facades and elevations 
of principal buildings shall be 
distanced from the lot lines as 
shown.
2. Facades shall be built along 
the principal frontage to a 
minumum of 50% of its width at 
setback.

20 ft. 

3rd Layer

PARKING PLACEMENT

SECTION 5.3.11

12 ft. min.

20 ft.

Principal Frontage

Secondary Frontage

1. Uncovered parking spaces 
may be provided within the 2nd 
and 3rd Layer as shown in the 
diagram (see Table 16D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 16D). 
3. Trash containers shall be 
stored within the 3rd Layer.

2nd Layer1st Layer

Refer to Summary Table 14

PARKING PROVISIONS
See Tables 11 & 12

Max.
height 2

2*
1 1

T3

Corner Lot
Condition

Mid-Block
Condition

3 ft. min.

SC24

T3 SUB-URBAN ZONE

R U R A L l l l l l l l l l l l l l l l l l l l l l l l l l l U R B A N

DISTRICTS

T1   NATURAL 
          ZONE

T2   RURAL 
          ZONE

T3   SUB-URBAN
          ZONE

T4                        GENERAL URBAN 
          ZONE

  T4-1                   T4-2

T5  URBAN CENTER 
          ZONE

   T5-1             T5-2

T6   URBAN CORE
          ZONE

           (RESERVED)

SD    SPECIAL 
           DISTRICTS

SMARTCODE      
Harrison County, Mississippi

 SMARTCODE VERSION 8.0

ARTICLE 5. BUILDING SCALE PLANS

Corner Lot
Condition

Mid-Block
Condition

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f. Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 7)

permitted
permitted
permitted
permitted
permitted
permitted
prohibited
prohibited

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 9)

permitted
prohibited

permitted
permitted

(see Table 1)

a. Residential
b. Lodging
c. Offi ce
d. Retail

BUILDING FUNCTION (see Tables 10 & 11) 
limited use
limited use
limited use
limited use

BUILDING HEIGHT (see Table 8) 
2 stories max
2 stories max.

a. Principal Building
b. Outbuilding

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING DISPOSITION 
20 ft. min. + bldg. setback
2 ft. min. or 4 ft.
3 ft.* or 23 ft.

BUILDING DISPOSITION 
10 ft. min. 24 ft. max.
6 ft. combined min.
8 ft. min.*
60% min. at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

60% max
40 ft min 80 ft max

BUILDING HEIGHT
1. Building height shall be 
measured in number of stories, 
excluding a raised basement, 
or attic.
2.  Each story shall not exceed 
14 ft. clear, fl oor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

SECTION 5.4.11 T4-1

BUILDING DISPOSITION
1. The facades and elevations 
of principal buildings shall be 
distanced from the lot lines as 
shown.
2. Buildings shall have facades 
along principal frontage to a 
minimum of 60% of its width at 
setback. (see Table 16E).

10 ft. min. 24 ft. max.

6 ft. min.

0 ft. min.

3 ft. min.

1. The elevations of the out 
buildings shall be distances from 
the lot lines as shown.

 30 ft.
3 ft. Corner Lot

Condition

Mid-Block
Condition3 ft. or 23 ft.

0 ft. min.

2 ft. min. 4 ft. max.

OUTBUILDING PLACEMENT

2nd Layer

PARKING PROVISIONS
1. Uncovered parking spaces 
may be provided within the 3rd 
Layer as shown in the diagram 
(see Table 16D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 16D). 
3. Trash containers shall be 
stored within the 3rd Layer.

2nd Layer 3rd Layer1st Layer

Principal Frontage

Secondary Frontage

* or 15 ft. from center line of alley

Refer to Summary Table 14

PARKING PROVISIONS
See Tables 11 & 12

2

1

Max.
height Max.

height

1

2*

Max.
height 2

2*
1 1

SC28

R U R A L l l l l l l l l l l l l l l l l l l l l l l l l l l U R B A N

DISTRICTS

T1   NATURAL 
          ZONE

T2   RURAL 
          ZONE

T3   SUB-URBAN
          ZONE

T4                       GENERAL URBAN 
          ZONE
  T4-1                   T4-2

T5   URBAN CENTER 
          ZONE
   T5-1             T5-2

T6   URBAN CORE
          ZONE
           (RESERVED)

SD   SPECIAL 
          DISTRICTS

R U R A L l l l l l l l l l l l l l

T1  NATURAL
          ZONE

T2   RURAL
          ZONE

T3  SUB-URBAN
         ZONE

l l l l l l l l l l U R B A N

DISTRICTS

RAL URBAN

T4-2

T5   URBAN CENTER
          ZONE

T5-1 T5-2

T6  URBAN CORE
         ZONE
          (RESERVED)

SD SPECIAL 
         DISTRICTS

T4-1 GENERAL URBAN ZONE
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DISTRICTS

T4 GENERAL URBAN
         ZONE

T4-1 T4-2
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         ZONE

T5-1 T5-2

T6 URBAN CORE
          ZONE

           (RESERVED)

SD SPECIAL 
          DISTRICTS

R U R A L l l l l l l l

T1 NATURAL 
         ZONE

T2 RURAL 
         ZONE



SMARTCODE      
Harrison County, Mississippi

 SMARTCODE VERSION 8.0

ARTICLE 5. BUILDING SCALE PLANS

Corner Lot
Condition

Mid-Block
Condition

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f. Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 7)

prohibited
permitted
permitted
permitted
permitted
permitted
prohibited
prohibited

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 9)

permitted
prohibited

permitted
permitted

(see Table 1)

a. Residential
b. Lodging
c. Offi ce
d. Retail

BUILDING FUNCTION (see Tables 10 & 11) 
limited use
limited use
limited use
limited use

BUILDING HEIGHT (see Table 8) 
3 stories max, 2 min
2 stories max.

a. Principal Building
b. Outbuilding

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING DISPOSITION 
30 ft. min. + bldg. setback
0 ft. min. or 3 ft.
3 ft.* or 23 ft.

BUILDING DISPOSITION 
10 ft. min. 14 ft. max.
6 ft. combined min.
3 ft. min.*
60% min. at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

70% max
30 ft min 60 ft max

Max.
height

Max.
height

1

2*

BUILDING HEIGHT
1. Building height shall be 
measured in number of stories, 
excluding a raised basement, 
or attic.
2.  Each story shall not exceed 
14 ft. clear, fl oor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

2

1

3

SECTION 5.4.12 T4-2

BUILDING DISPOSITION
1. The facades and elevations 
of principal buildings shall be 
distanced from the lot lines as 
shown.
2. Buildings shall have facades 
along principal frontage to a 
minimum of 60% of its width at 
setback. (see Table 16E).

10 ft. min. 14 ft. max.

6 ft. min.

0 ft. min.

3 ft. min.

1. The elevations of the out 
buildings shall be distances from 
the lot lines as shown.

 30 ft.
3 ft. Corner Lot

Condition

Mid-Block
Condition3 ft. or 23 ft.

0 ft. min.

0 ft. min. 3 ft. max.

OUTBUILDING PLACEMENT

2nd Layer

PARKING PROVISIONS
1. Uncovered parking spaces 
may be provided within the 3rd 
Layer as shown in the diagram 
(see Table 16D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 16D). 
3. Trash containers shall be 
stored within the 3rd Layer.

2nd Layer 3rd Layer1st Layer

Principal Frontage

Secondary Frontage

* or 15 ft. from center line of alley

Refer to Summary Table 14

PARKING PROVISIONS
See Tables 11 & 12

Max.
height

Max.
height

3

2
2*

1 1

SC29

T4-2 GENERAL URBAN ZONE

R U R A L l l l l l l l l l l l l l l l l l l l l l l l l l l U R B A N

DISTRICTS

T1   NATURAL 
          ZONE

T2   RURAL 
          ZONE

T3   SUB-URBAN
          ZONE

T4                       GENERAL URBAN 
          ZONE
  T4-1                   T4-2

T5   URBAN CENTER 
          ZONE
   T5-1             T5-2

T6   URBAN CORE
          ZONE
           (RESERVED)

SD   SPECIAL 
          DISTRICTS

R U R A L l l l l l l l l l l l l l l l l

T1 NATURAL 
         ZONE

T2 RURAL 
          ZONE

T3 SUB-URBAN
         ZONE

T4 GENER
          ZONE
T4-1

l l l l l l U R B A N

DISTRICTS

T5   URBAN CENTER 
         ZONE
T5-1 T5-2

T6 URBAN CORE
         ZONE
          (RESERVED)

SD SPECIAL
         DISTRICTS

T5-1 URBAN CENTER ZONE

SMARTCODE      
Harrison County, Mississippi

 SMARTCODE VERSION 8.0

ARTICLE 5. BUILDING SCALE PLANS

(see Table 1)

Max.
height

1

2*

BUILDING DISPOSITION

BUILDING HEIGHT

1. The facades and elevations 
of a building shall be distanced 
from the frontage and lot lines 
as shown. 
2. Buildings shall have facades 
along principal frontage to a 
minimum of 70% of its width at 
setback. (see Table 16E).

1. Building height shall be 
measured in number of stories, 
excluding a raised basement, 
or attic.
2.  Each story shall not exceed 
14 ft. clear, fl oor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

1. Uncovered parking spaces 
may be provided within the 3rd 
Layer as shown in the diagram 
(see Table 16D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 16D). 
3. Trash containers shall be 
stored within the 3rd Layer as 
shown in the diagram (see Table 
16D).

2  min.

1

3

0 ft. min. 12 ft. max.

6 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

Corner Lot
Condition

Mid-Block
Condition

0 ft. min.

0 ft. 

PARKING PROVISIONS

4th Layer
40 ft. max. 

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 9)

permitted
permitted

prohibited
permitted

a. Residential
b. Lodging
c. Offi ce
d. Retail

BUILDING FUNCTION (see Tables 10 & 11) 
open use
open use
open use
open use

*  or 15 ft. from center line of alley

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f. Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 7)

prohibited
prohibited
permitted
permitted
permitted
permitted
permitted
permitted

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING  DISPOSITION
40 ft. max. from rear prop.
0 ft. min.*
3 ft. max.

BUILDING DISPOSITION 
0 ft. min. 12 ft. max.
0 ft. min. 24 ft. max.
3 ft. min.*
70% min at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout

BUILDING HEIGHT (see Table 8) 
a. Principal Building
b. Outbuilding

3 stories max. 2 min.
2 stories max.

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

80% max
20 ft min 120 ft max

Corner Lot
Condition

Mid-Block
Condition

3 ft. max.

OUTBUILDING DISPOSITION

2nd Layer 3rd Layer1st
Layer

1. The elevations of the out 
buildings shall be distances from 
the lot lines as shown.

0 ft. min. 12 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

SECTION 5.5.11 T5-1    

PARKING PROVISIONS
See Tables 11 & 12

Refer to Summary Table 14

Max.
height

SC33

R U R A L l l l l l l l l l l l l l l l l l l l l l l l l l l U R B A N

DISTRICTS

T1   NATURAL 
          ZONE

T2   RURAL 
          ZONE

T3   SUB-URBAN
          ZONE

T4                       GENERAL URBAN 
          ZONE
  T4-1                   T4-2

T5   URBAN CENTER 
          ZONE
   T5-1             T5-2

T6   URBAN CORE
          ZONE
           (RESERVED)

SD   SPECIAL 
          DISTRICTS

R U R A L l l l l l l l l l l l l l l l l l l l l

T1 NATURAL 
          ZONE

T2 RURAL
         ZONE

T3 SUB-URBAN
          ZONE

T4 GENERAL URBAN
         ZONE
T4-1 T4-2

l l l U R B A N

DISTRICTS

AN CENTER 
E

T5-2

T6 URBAN CORE
         ZONE
          (RESERVED)

SD SPECIAL
         DISTRICTS

62 IMPLEMENTATION
THE SAUCIER TOWN PLAN



63

T5-2 URBAN CENTER ZONE

SMARTCODE      
Harrison County, Mississippi

 SMARTCODE VERSION 8.0

ARTICLE 5. BUILDING SCALE PLANS

(see Table 1)

Max.
height

1

2*

BUILDING DISPOSITION

BUILDING HEIGHT

1. The facades and elevations 
of a building shall be distanced 
from the frontage and lot lines 
as shown. 
2. Buildings shall have facades 
along principal frontage to a 
minimum of 70% of its width at 
setback. (see Table 16E).

1. Building height shall be 
measured in number of stories, 
excluding a raised basement, 
or attic.
2.  Each story shall not exceed 
14 ft. clear, fl oor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

1. Uncovered parking spaces 
may be provided within the 3rd 
Layer as shown in the diagram 
(see Table 16D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 16D). 
3. Trash containers shall be 
stored within the 3rd Layer as 
shown in the diagram (see Table 
16D).

2  min.

1

3

0 ft. min. 8 ft. max.

6 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

Corner Lot
Condition

Mid-Block
Condition

0 ft. min.

0 ft. 

PARKING PROVISIONS

4th Layer
40 ft. max. 

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 9)

permitted
permitted

prohibited
permitted

a. Residential
b. Lodging
c. Offi ce
d. Retail

BUILDING FUNCTION (see Tables 10 & 11) 
open use
open use
open use
open use

*  or 15 ft. from center line of alley

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f. Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 7)

prohibited
prohibited
permitted
permitted
permitted
permitted
permitted
permitted

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING  DISPOSITION
40 ft. max. from rear prop.
0 ft. min.*
3 ft. max.

BUILDING DISPOSITION 
0 ft. min. 8 ft. max.
0 ft. min. 24 ft. max.
3 ft. min.*
70% min at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout

BUILDING HEIGHT (see Table 8) 
a. Principal Building
b. Outbuilding

3 stories max. 2 min.
2 stories max.

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

80% max
20 ft min 180 ft max

Corner Lot
Condition

Mid-Block
Condition

3 ft. max.

OUTBUILDING DISPOSITION

2nd Layer 3rd Layer1st
Layer

1. The elevations of the out 
buildings shall be distances from 
the lot lines as shown.

0 ft. min. 8 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

SECTION 5.5.12 T5-2    

PARKING PROVISIONS
See Tables 11 & 12

Refer to Summary Table 14

Max.
height

SC34

R U R A L l l l l l l l l l l l l l l l l l l l l l l l l l l U R B A N

DISTRICTS

T1   NATURAL 
          ZONE

T2   RURAL 
          ZONE

T3   SUB-URBAN
          ZONE

T4                       GENERAL URBAN 
          ZONE
  T4-1                   T4-2

T5   URBAN CENTER 
          ZONE
   T5-1             T5-2

T6   URBAN CORE
          ZONE
           (RESERVED)

SD   SPECIAL 
          DISTRICTS

R U R A L l l l l l l l l l l l l l l l l l l l l l l l

T1 NATURAL 
          ZONE

T2 RURAL
         ZONE

T3 SUB-URBAN
          ZONE

T4 GENERAL URBAN
          ZONE
T4-1 T4-2

T5   URBA
         ZONE
T5-1

U R B A N

DISTRICTS

T6 URBAN CORE
         ZONE
          (RESERVED)

SD SPECIAL
          DISTRICTS

T5-2 URBAN CENTER ZONE - SAUCIER JUNCTION

SMARTCODE      
Harrison County, Mississippi

 SMARTCODE VERSION 8.0

ARTICLE 5. BUILDING SCALE PLANS

(see Table 1)

Max.
height

1

2*

BUILDING DISPOSITION

BUILDING HEIGHT

1. The facades and elevations 
of a building shall be distanced 
from the frontage and lot lines 
as shown. 
2. Buildings shall have facades 
along principal frontage to a 
minimum of 70% of its width at 
setback. (see Table 16E).

1. Building height shall be 
measured in number of stories, 
excluding a raised basement, 
or attic.
2.  Each story shall not exceed 
14 ft. clear, fl oor to ceiling.
3. Maximum height shall be 
measured to the eave or roof 
deck.

1. Uncovered parking spaces 
may be provided within the 3rd 
Layer as shown in the diagram 
(see Table 16D). 
2. Covered parking shall be 
provided within the 3rd Layer 
as shown in the diagram (see 
Table 16D). 
3. Trash containers shall be 
stored within the 3rd Layer as 
shown in the diagram (see Table 
16D).

2  min.

1

3

0 ft. min. 8 ft. max.

6 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

Corner Lot
Condition

Mid-Block
Condition

0 ft. min.

0 ft. 

PARKING PROVISIONS

4th Layer
40 ft. max. 

a. Edgeyard
b. Sideyard
c. Rearyard
d. Courtyard

BUILDING TYPE (see Table 9)

permitted
permitted

prohibited
permitted

a. Residential
b. Lodging
c. Offi ce
d. Retail

BUILDING FUNCTION (see Tables 10 & 11) 
open use
open use
open use
open use

*  or 15 ft. from center line of alley

a. Common Lawn
b. Porch & Fence
c.Terrace or L.C.
d. Forecourt
e. Stoop
f. Shopfront & Awning
g. Gallery
h. Arcade

PRIVATE FRONTAGES (see Table 7)

prohibited
prohibited
permitted
permitted
permitted
permitted
permitted
permitted

a. Front Setback
b. Side Setback
c. Rear Setback

OUTBUILDING  DISPOSITION
40 ft. max. from rear prop.
0 ft. min.*
3 ft. max.

BUILDING DISPOSITION 
0 ft. min. 8 ft. max.
0 ft. min. 24 ft. max.
3 ft. min.*
70% min at setback

a. Front Setback
b. Side Setback
c. Rear Setback
d. Frontage Buildout

BUILDING HEIGHT (see Table 8) 
a. Principal Building
b. Outbuilding

3 stories max. 2 min.
2 stories max.

a. Lot Width
b. Lot Coverage

LOT OCCUPATION 

80% max
20 ft min 180 ft max

Corner Lot
Condition

Mid-Block
Condition

3 ft. max.

OUTBUILDING DISPOSITION

2nd Layer 3rd Layer1st
Layer

1. The elevations of the out 
buildings shall be distances from 
the lot lines as shown.

0 ft. min. 8 ft. max.

0 ft. min. 24 ft. max.

3 ft. min.**

SECTION 5.5.12 T5-2    

PARKING PROVISIONS
See Tables 11 & 12

Refer to Summary Table 14

Max.
height

SC34

R U R A L l l l l l l l l l l l l l l l l l l l l l l l l l l U R B A N

DISTRICTS

T1   NATURAL 
          ZONE

T2   RURAL 
          ZONE

T3   SUB-URBAN
          ZONE

T4                       GENERAL URBAN 
          ZONE
  T4-1                   T4-2

T5   URBAN CENTER 
          ZONE
   T5-1             T5-2

T6   URBAN CORE
          ZONE
           (RESERVED)

SD   SPECIAL 
          DISTRICTS

R U R A L l l l l l l l l l l l l l l l l l l l l l l l

T1 NATURAL 
          ZONE

T2 RURAL
         ZONE

T3 SUB-URBAN
          ZONE

T4 GENERAL URBAN
          ZONE
T4-1 T4-2

T5   URBA
         ZONE
T5-1

U R B A N

DISTRICTS

T6 URBAN CORE
         ZONE
          (RESERVED)

SD SPECIAL
          DISTRICTS
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Phasing

This document proposes that development of the plan be carried out in a series 
of phases over time. Unless a single or few developers purchase the entire area, 
it is extremely unlikely that all areas of the plan will be developed simultane-
ously. The following diagrams are intended to help illustrate how the plan may 
be implemented over the long term. It must be emphasized that this is only a 
diagram – there is no one particular sequence in which this plan requires it be 
imple-mented.

Short Term

It is recommended that the fi rst project to be undertaken is the development 
of Mockingbird Hill on the McGuire parcel. This 24 acre development project 
can be an excellent starting point for the community to rally around, particu-
larly because Dalton McGuire has expressed an interest in developing the land 
himself. The reader will notice that the plan for this property is conceived in 
such a way that it can function as a fully independent unit – that is: streets and 
blocks can be developed as soon as zoning and sewer are in place and are not 
dependent adjoining properties to function properly. Should the regulating plan 
be signed into law, this project could be initiated within the next few years.

Medium Term

Following the development of Mockingbird Hill, the adjoining properties are 
likely to become desirable as expanded development to the town center and 
surrounding neighborhoods. To the south, a handful of larger properties have 
been designed to be developed as extensions of the town center. Some of the 
signifi cant projects to be implemented during this phase would include the re-
alignment and development of south Church Street, the development of the 
Civic Center to the north of Mockingbird Hill, and the general development of 
the South Neighborhood for residential sale. The initial development of Saucier 
Junction can take place as soon as zoning, sewer and the new Highway 67 are 
available. Notice that this phase represents the plan as conceived at the design 
workshop.

Long Term

Following the completion of I-601, many of the existing business located near 
2nd Street will have become obsolete. By this time also, property values and 
changes in the community will encourage property owners at the historic center 
to rebuild or sell their properties for development. Over time, this area is fore-
seen to develop through infi ll projects which can assume the proposed network 
of streets and blocks. The full span of this “build-out” is thought to take at least 
a generation.
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New Construction

Previously Existing Buildings
Short Term
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Medium Term Long Term

IMPLEMENTATION
THE SAUCIER TOWN PLAN

0 500 1,000 2,000ft



Transect Zones Regulating Plan

The following three plans are being proposed as the offi cial regulating 
plans for the town of Saucier. The fi rst plan identifi es transect zones, 
special districts, land reserved for civic purposes and land reserved for 
shared parking purposes. The second plan identifi es special features 
which may be required or recommended. The third plan identifi es the 
various thoroughfare types to be built within the town.

The SmartCode overlay district, the regulating plans and their attached 
SmartCode ordinance are proposed to be adopted and administered 
by Harrison County. In effect, all property owners within this area 
are proposed to have the option to rezone their property and join the 
SmartCode overlay district. Once a property is included within the dis-
trict, the SmartCode would become its mandatory ordinance. Proper-
ties which are not included within the district would retain their cur-
rent zoning status. The benefi ts of the SmartCode to property owners 
include increased as-of-right density and more fl exibility of uses. Fur-
ther information on this issue can be found within the code and in the 
attached Appendix.

The area covered by the three regulating plans is smaller than the pro-
posed SmartCode overlay district. The areas outside of this regulat-
ing plan and within the overlay district are also open for development 
but have only been assigned sector boundaries which regulate the type 
of development allowed. No specifi c urban design proposal has been 
provided for these areas because the community requested for devel-
opment to fi rst take place within the diamond area. Saucier Junction 
was included in this regulating plan to prepare the community with 
a plan for this area should development pressures begin immediately. 
Landowners within the overlay district and outside of the regulating 
plan who wish to develop their land would be required to submit their 
own regulating plan for the property, according to the provisions in the 
attached SmartCode.

Transect Zones Regulating Plan

The fi rst regulating plan identifi es all properties according to T-zones 
and sub-zones: Sub-Urban (T3), Urban General (T4-1 and T4-2), and 
Urban Center (T5-1 and T5-2). Two special districts have also been 
allotted to allow for big box development and the motor court to take 
place. Key lots have been reserved for civic open space and civic build-
ings, whereas mid-block areas have been reserved for shared parking 
purposes.

The SmartCode ordinance has been written to include sub-zones. The 
Urban General Zone (T4) and the Urban Center Zone (T5) have each 
been divided into two separate zones. This has allowed the design team 
to write an ordinance which promotes a “fi ner grain” of urbanism than 
is typical. Local communities such as Ocean Springs and Bay Saint 
Louis feature this type of urbanism which has an incredible but subtle 
amount of formal diversity within a very small geographic area. The 
purpose of the sub-zoning strategy is to imitate this type of urban pat-
tern which is so unique and loved.
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Excluded by request

Urban Center - T-5-2

Urban Center - T-5-1

General Urban - T-4-2

General Urban - T-4-1

Sub-Urban - T-3

Special District 2 - SD-2

Special District 1 - SD-1

Civic Parking Reserve - CP

Civic Building Reserve - CB

Civic Space Reserve - CS

10 Minute Walk 

5 Minute Walk 
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Special Features 
Regulating Plan

This plan regulates various special features 
which are a part of the SmartCode overlay 
district and community plan. These features 
include the following: 

Required Terminated Vistas. The black ar-
rows indicate view corridors which must be 
terminated by deliberately placed building 
fronts, dignifi ed architectural elements or 
monuments. 

Frontage Conditions. The various lines indi-
cate where specifi c frontage types are recom-
mended or required.

Secondary Grid. The yellow thoroughfares 
indicate streets which may have parking lots 
fronting the street. Parking lots in all other 
locations must be placed mid-block behind 
buildings.
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CB - Civic Building Reserve

CS - Civic Space Reserve

Primary Grid

Secondary Grid

Required Shop Frontage

Recommended Shop Frontage

Recommended Gallery Frontage

Required Terminated Vista
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Thoroughfare 
Designation 
Regulating Plan

This plan identifi es the proposed thorough-
fare types which are proposed to be assembled 
in the town of Saucier. It designates the fol-
lowing types: boulevard, commercial Street, 
streets and alleys. Each thoroughfare has been 
assigned specifi c standards of assembly, which 
are included in the SmartCode.

Thoroughfare assemblies have been designed 
with several principles in mind: making use-
ful connections between important districts 
and neighborhoods; using certain thorough-
fare types which guide visitors through their 
design towards key destinations; maintaining 
consistent effi ciency and safety for automobile 
and pedestrian traffi c; providing attractive 
amenities for neighborhood development; 
and providing the necessary service access 
without compromising the quality of the pub-
lic realm.

All existing roads will need to be rebuilt in an 
urban fashion should the plan be implement-
ed. Sidewalks, tree lines, curbs, storm sewer, 
on-street parking and lighting are essential 
features to life in compact places. An impor-
tant question to consider in terms of these 
infrastructure improvements is who will bear 
the cost. Developers will most often need to 
cover the cost of all infrastructure improve-
ments, which makes an increase in allowable 
density an even more essential component of 
the plan.
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ttin
g o

f a
 pr

oje
ct,

 as
 w

ell
 as

 a 
re

pr
es

en
tat

ive
 of

 
the

 D
DC

, D
es

ign
 an

d D
ev

elo
pm

en
t C

en
ter

. T
he

 C
RC

 sh
all

 ex
pe

dit
e t

he
 pe

rm
itti

ng
 

pr
oc

es
s b

y p
ro

vid
ing

 a 
sin

gle
 in

ter
fac

e b
etw

ee
n t

he
 de

ve
lop

er
 an

d t
he

 ag
en

cie
s.

1.4
.4 

An
 ow

ne
r o

r d
ev

elo
pe

r m
ay

 ap
pe

al 
a d

ec
isi

on
 of

 th
e C

RC
 to

 th
e H

ar
ris

on
 C

ou
nty

 
Pl

an
nin

g 
Co

mm
iss

ion
 a

nd
 m

ay
 a

pp
ea

l a
 d

ec
isi

on
 o

f t
he

 P
lan

nin
g 

Co
mm

iss
ion

 to
 

the
Bo

ar
d o

f S
up

er
vis

or
s.

1.4
.5 

Sh
ou

ld 
a 

vio
lat

ion
 o

f a
n 

ap
pr

ov
ed

 p
lan

 o
cc

ur
 d

ur
ing

 co
ns

tru
cti

on
, t

he
 Z

on
ing

 A
d-

mi
nis

tra
tor

 or
 B

uil
din

g O
ffi c

ial
 or

 C
ou

nty
 E

ng
ine

er
 ha

s t
he

 rig
ht 

to 
re

qu
ire

 th
e o

wn
er

 
or

 de
ve

lop
er

 to
 st

op
, r

em
ov

e, 
an

d/o
r m

itig
ate

 th
e v

iol
ati

on
, o

r t
o r

eq
uir

e t
he

 ow
ne

r 
or

 de
ve

lop
er

 to
 se

cu
re

 a 
Va

ria
nc

e t
o c

ov
er

 th
e v

iol
ati

on
.  

1.5
W

AR
RA

NT
S 

AN
D 

VA
RI

AN
CE

S
1.5

.1 
Th

er
e 

sh
all

 b
e 

tw
o 

lev
els

 o
f d

ev
iat

ion
 fr

om
 th

e 
re

qu
ire

me
nts

 o
f t

his
 C

od
e: 

W
ar

-
ra

nts
 an

d V
ar

ian
ce

s. 
W

he
the

r a
 de

via
tio

n r
eq

uir
es

 a 
W

ar
ra

nt 
or

 V
ar

ian
ce

 sh
all

 be
 

de
ter

mi
ne

d b
y t

he
 C

RC
.

1.5
.2 

A 
W

ar
ra

nt 
is 

a r
uli

ng
 th

at 
wo

uld
 pe

rm
it a

 pr
ac

tic
e t

ha
t is

 no
t c

on
sis

ten
t w

ith
 a

 
sp

ec
ifi c

 pr
ov

isi
on

 of
 th

is 
Co

de
, b

ut 
is 

jus
tifi 

ed
 by

 its
 In

ten
t (

Se
cti

on
 1.

2)
. T

he
 C

RC
 

sh
all

 h
av

e 
the

 a
uth

or
ity

 a
dm

ini
str

ati
ve

ly 
to 

ap
pr

ov
e 

or
 d

isa
pp

ro
ve

 a
 re

qu
es

t f
or

 a
 

W
ar

ra
nt.

1.5
.3 

A 
Va

ria
nc

e 
is 

an
y r

uli
ng

 o
n 

a 
de

via
tio

n 
oth

er
 th

an
 a

 W
ar

ra
nt.

  V
ar

ian
ce

s s
ha

ll b
e 

gr
an

ted
 on

ly 
in 

ac
co

rd
an

ce
 w

ith
 th

e p
ro

ce
du

re
 se

t o
ut 

in 
the

 H
ar

ris
on

 C
ou

nty
 Zo

nin
g 

Or
din

an
ce

.
1.5

.4 
Th

e r
eq

ue
st 

for
 a 

Va
ria

nc
e s

ha
ll n

ot 
su

bje
ct 

the
 en

tire
 ap

pli
ca

tio
n t

o p
ub

lic
 he

ar
ing

, 
bu

t o
nly

 th
at 

po
rtio

n n
ec

es
sa

ry 
to 

ru
le 

on
 th

e i
ss

ue
 un

de
r c

on
sid

er
ati

on
. 

AR
TI

CL
E 

1. 
GE
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RA

L 
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NS SC
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SM
AR

TC
OD
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Ha
rri

so
n 

Co
un

ty,
 M

iss
iss

ipp
i

1.5
.5 

Th
e f

oll
ow

ing
 st

an
da

rd
s a

nd
 re

qu
ire

me
nts

 sh
ou

ld 
no

t b
e a

va
ila

ble
 fo

r W
ar

ra
nts

:
 

a. 
 Th

e a
llo

ca
tio

n r
ati

os
 of

 ea
ch

 T
ra

ns
ec

t  Z
on

e. 
 

b. 
Th

e m
ax

im
um

 di
me

ns
ion

s o
f tr

affi
 c 

lan
es

.
 

c. 
 Th

e r
eq

uir
ed

 pr
ov

isi
on

 of
 A

lle
ys

 an
d R

ea
r L

an
es

.
 

d. 
Th

e m
ini

mu
m 

Re
sid

en
tia

l D
en

sit
ies

.
 

e. 
 Th

e p
er

mi
ss

ion
 to

 bu
ild

 an
cil

lar
y a

pa
rtm

en
ts.

 
f.  

Th
e r

eq
uir

em
en

ts 
of 

pa
rki

ng
 lo

ca
tio

n.

1.6
SU

CC
ES

SI
ON

1.6
.1

20
 ye

ar
s a

fte
r t

he
 ap

pr
ov

al 
is 

gr
an

ted
, e

ac
h T

ra
ns

ec
t  Z

on
e, 

ex
ce

pt 
the

 T1
 N

atu
ra

l, 
sh

all
 be

 co
ns

ide
re

d f
or

 re
zo

nin
g t

o t
he

 su
cc

es
sio

na
l (n

ex
t h

igh
er

 nu
mb

er
ed

) T
ra

ns
ec

t  
Zo

ne
 th

ro
ug

h p
ub

lic
 he

ar
ing

 by
 th

eH
ar

ris
on

 C
ou

nty
 B

oa
rd

 of
 S

up
er

vis
or

s.

1.7
IN

CE
NT

IV
ES

1.7
.1 

To
 en

co
ur

ag
e t

he
 us

e o
f th

is 
Co

de
, th

e H
ar

ris
on

 C
ou

nty
 B

oa
rd

 of
 S

up
er

vis
or

s s
ha

ll 
gr

an
t th

e f
oll

ow
ing

 in
ce

nti
ve

s, 
to 

the
 ex

ten
t a

uth
or

ize
d b

y s
tat

e l
aw

:
a.

 Th
e 

ap
pli

ca
tio

n 
sh

all
 b

e 
pr

oc
es

se
d 

ad
mi

nis
tra

tiv
ely

 ra
the

r t
ha

n 
thr

ou
gh

 p
ub

lic
 

he
ar

ing
.

 
b. 

Th
e a

pp
lic

ati
on

 sh
all

 be
 pr

oc
es

se
d w

ith
 pr

ior
ity

 ov
er

 ot
he

rs 
un

de
r th

e c
on

ve
nti

on
al 

co
de

 w
ith

 pr
ior

 fi l
ing

 da
tes

.
 

c. 
Re

vie
w 

fee
s s

ha
ll b

e w
aiv

ed
 or

 re
du

ce
d. 

 
d. 

De
ns

ity
 m

ay
 be

 in
cre

as
ed

 by
 th

e s
ub

sid
ize

dT
ra

ns
fer

 of
 D

ev
elo

pm
en

t R
igh

ts.
 

e. 
 Th

e t
ra

ffi c
 im

pa
ct 

re
po

rt 
sh

all
 be

 w
aiv

ed
.

 
f.  

Th
e m

un
ici

pa
lity

 sh
all

 co
ns

tru
ct 

an
d m

ain
tai

n t
ho

se
 in

ter
na

l T
ho

ro
ug

hfa
re

s t
ha

t 
thr

ou
gh

-co
nn

ec
t to

 ad
jac

en
t s

ite
s.

g. 
Pa

ym
en

t o
f p

ro
pe

rty
 ta

xe
s s

ha
ll b

e m
ain

tai
ne

d a
t th

e l
ev

el 
pr

ior
 to

 th
e a

pp
ro

va
l, 

un
til 

su
ch

 ti
me

 a
s 

a 
ce

rtifi
 ca

te 
of 

oc
cu

pa
nc

y 
ha

s 
be

en
 is

su
ed

 fo
r e

ac
h 

bu
ild

-
ing

.
h. 

Fir
st-

tim
e 

bu
ye

rs 
of 

dw
ell

ing
s a

nd
 n

ew
ly 

cre
ate

d 
bu

sin
es

se
s w

ith
in 

Zo
ne

s T
4, 

T5
 an

d T
6 s

ha
ll r

ec
eiv

e t
ax

 re
lie

f.

AR
TI
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E 

1. 
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Ha
rri

so
n 

Co
un

ty,
 M

iss
iss

ipp
i

2.1
IN

ST
RU

CT
IO

NS
2.1

.1 
  S

ec
tor

 P
lan

s s
ha

ll i
nte

gr
ate

 th
e l

ar
ge

st 
pr

ac
tic

al 
ge

og
ra

ph
ic 

ar
ea

, o
ve

rla
pp

ing
 pr

op
er

ty 
lin

es
 as

 ne
ce

ss
ar

y a
nd

 m
un

ici
pa

l b
ou

nd
ar

ies
 if 

po
ss

ibl
e.

2.1
.2

  S
ec

tor
 P

lan
s s

ha
ll b

e 
pr

ep
ar

ed
 b

y t
he

  P
lan

nin
g 

Of
fi c

e 
an

d/o
r c

on
su

lta
nts

 u
nd

er
 its

 
su

pe
rvi

sio
n. 

Th
e 

pr
oc

es
s 

sh
all

 in
vo

lve
 c

itiz
en

 p
ar

tic
ipa

tio
n 

an
d 

the
 a

pp
ro

va
l o

f t
he

 
Pl

an
nin

g C
om

mi
ss

ion
 an

d B
oa

rd
 of

 S
up

er
vis

or
s.

2.1
.3 

  T
he

 ar
ea

s t
o b

e d
es

ign
ate

d P
re

se
rve

d O
pe

n S
ec

tor
 (O

-1
) s

ha
ll b

e m
ap

pe
d u

sin
g t

he
 

cri
ter

ia 
lis

ted
 in

 S
ec

tio
n 2

.2.
 Th

e o
utl

ine
 of

 th
is 

Se
cto

r is
 ef

fec
tiv

ely
 th

e R
ur

al 
Bo

un
da

ry 
Lin

e 
(R

BL
), 

wh
ich

 is
 p

er
ma

ne
nt.

  A
ll o

the
r S

ec
tor

s m
ay

 q
ua

lify
 fo

r d
ev

elo
pm

en
t b

ut 
co

nd
itio

na
l to

 th
e r

eq
uir

em
en

ts 
of 

Se
cti

on
s 2

.1.
4 t

hr
ou

gh
 2.

1.9
.

2.1
.4 

  T
he

 a
re

as
 to

 b
e 

de
sig

na
ted

 R
es

er
ve

d 
Op

en
 S

ec
tor

 (O
-2

) s
ha

ll b
e 

ma
pp

ed
 u

sin
g 

the
 c

rite
ria

 lis
ted

 in
 S

ec
tio

n 
2.3

.  
Th

e 
ou

tlin
e 

of 
thi

s 
Se

cto
r i

s 
eff

ec
tiv

ely
 th

e 
Ur

ba
n 

Bo
un

da
ry 

Lin
e 

(U
BL

) w
hic

h 
is 

to 
be

 a
dju

ste
d 

by
 th

e 
pe

rm
itti

ng
 o

f C
om

mu
nit

y P
lan

s 
co

nd
itio

na
l to

 th
is 

Co
de

.
2.1

.5
 E

sta
bli

sh
 a

nd
 a

dm
ini

ste
r a

 s
ys

tem
 fo

r t
he

 g
ra

du
al 

Tr
an

sfe
r o

f D
ev

elo
pm

en
t R

igh
ts 

(T
DR

) f
ro

m 
the

 R
es

er
ve

d 
Op

en
 S

ec
tor

s (
O-

2)
 to

 th
e 

G-
2 

an
d 

G-
3 

Gr
ow

th 
Se

cto
rs.

 
Th

e 
TD

Rs
 a

re
 a

va
ila

ble
 to

 e
xc

ee
d 

the
 a

llo
ca

ted
 D

en
sit

ies
 o

f t
he

 N
ew

 C
om

mu
nit

ies
 

(S
ec

tio
n 3

.4 
an

d T
ab

le 
14

B)
. T

he
 R

es
er

ve
 S

ec
tor

s (
O-

2)
, w

hic
h a

re
 th

e T
DR

 se
nd

ing
 

ar
ea

s, 
the

re
by

 be
co

me
 pa

rt 
of 

the
 P

re
se

rve
 S

ec
tor

s (
O-

1)
. T

he
 P

lan
nin

g O
ffi c

e s
ha

ll 
ma

int
ain

 a 
re

co
rd

 of
 su

ch
 tr

an
sfe

rs,
 up

da
tin

g t
he

 S
ec

tor
 m

ap
 ac

co
rd

ing
ly.

2.1
.6 

  In
fi ll

 G
ro

wt
h S

ec
tor

s (
G-

4)
 sh

all
 be

 m
ap

pe
d a

s d
es

cri
be

d i
n S

ec
tio

n 2
.7.

 Th
es

e a
re

as
 

ma
y b

e r
ed

ev
elo

pe
d a

cc
or

din
g t

o A
rtic

le 
4 o

f th
is 

Co
de

.
2.1

.7 
 W

he
re

 tr
an

sit
 se

rvi
ce

 is
 pl

an
ne

d o
r a

va
ila

ble
, R

eg
ion

al 
Ce

nte
r D

ev
elo

pm
en

ts 
(R

CD
) 

sh
all

 be
 re

-d
es

ign
ate

d a
s T

ra
ns

it-O
rie

nte
d D

ev
elo

pm
en

ts 
(T

OD
).

2.1
.8 

  T
ho

se
 a

re
as

 th
at 

ar
e 

jus
tifi 

ed
 fo

r s
pe

cia
liz

ed
 u

se
s b

ut 
ca

nn
ot 

co
nfo

rm
 to

 o
ne

 o
f t

he
 

six
 Tr

an
se

ct 
 Z

on
es

 sh
all

 be
 al

loc
ate

d t
o S

pe
cia

l D
ist

ric
ts 

(S
D)

.
2.1

.9 
  A

ll r
em

ain
ing

 ar
ea

s a
re

 av
ail

ab
le 

for
 de

ve
lop

me
nt 

as
 N

ew
 C

om
mu

nit
y P

lan
s c

on
dit

ion
al 

to 
Ar

tic
le 

3 
of 

thi
s C

od
e. 

Th
es

e 
ar

ea
s s

ha
ll b

e 
as

sig
ne

d 
to 

on
e 

of 
the

 th
re

e 
Gr

ow
th 

Se
cto

rs 
G-

1, 
G-

2, 
an

d G
-3

 by
 fa

cto
rin

g t
he

 ex
ist

ing
 zo

nin
g, 

the
 re

gio
na

l tr
an

sp
or

tat
ion

 
pla

ns
, p

ar
ce

l s
ize

 an
d o

the
r c

rite
ria

 de
ter

mi
ne

d t
hr

ou
gh

 a 
pr

oc
es

s o
f c

itiz
en

 pa
rtic

ipa
-

tio
n. 

 W
ith

in 
the

se
 S

ec
tor

s, 
the

 co
rre

sp
on

din
g C

om
mu

nit
y T

yp
es

 of
 C

LD
 (C

lus
ter

 La
nd

 
De

ve
lop

me
nt)

, T
ND

 (T
ra

dit
ion

al 
Ne

igh
bo

rh
oo

d 
De

ve
lop

me
nt)

, a
nd

 R
CD

 (R
eg

ion
al 

Ce
nte

r D
ev

elo
pm

en
t),

 sh
all

 b
e 

pe
rm

itte
d 

By
 R

igh
t, 

to 
the

 e
xte

nt 
se

t f
or

th 
in 

Ta
ble

 2
, 

wi
th 

the
 E

xis
tin

g L
oc

al 
Co

de
s r

em
ain

ing
 as

 an
 op

tio
n. 

2.2
(O

-1
) P

RE
SE

RV
ED

 O
PE

N 
SE

CT
OR

 
2.2

.1 
Th

e 
Pr

es
er

ve
d 

Op
en

 S
ec

tor
 s

ha
ll 

co
ns

ist
 o

f o
pe

n 
sp

ac
e 

tha
t i

s 
pr

ote
cte

d 
fro

m 
de

ve
lop

me
nt 

in 
pe

rp
etu

ity
. T

he
 P

re
se

rve
d O

pe
n S

ec
tor

 in
clu

de
s a

re
as

 un
de

r e
nv

i-
ro

nm
en

tal
 pr

ote
cti

on
 by

 la
w 

or
 st

an
da

rd
, a

s w
ell

 as
 la

nd
 ac

qu
ire

d f
or

 co
ns

er
va

tio
n 

thr
ou

gh
 pu

rch
as

e, 
by

 ea
se

me
nt,

 or
 by

 pa
st 

tra
ns

fer
 of

 de
ve

lop
me

nt 
rig

hts
. 

AR
TI
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E 

2. 
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SM
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Ha
rri

so
n 

Co
un

ty,
 M

iss
iss

ipp
i

2.2
.2 

Th
e P

res
erv

ed
 O

pe
n S

ec
tor

 sh
all

 co
ns

ist
 of

 th
e a

gg
reg

ate
 of

 th
e f

oll
ow

ing
 ca

teg
ori

es
: 

 
a. 

Su
rfa

ce
 W

ate
rb

od
ies

 
b. 

Pr
ote

cte
d W

etl
an

ds
 

 
c. 

Pr
ote

cte
d H

ab
ita

t
 

d. 
Pu

rch
as

ed
 O

pe
n S

pa
ce

 
 

e. 
 Co

ns
er

va
tio

n E
as

em
en

ts 
 

f. 
Tr

an
sp

or
tat

ion
 C

or
rid

or
s 

 
g. 

 Re
sid

ua
l to

 C
lus

ter
 O

pe
n S

pa
ce

 (C
LD

) 
2.2

.3 
De

ve
lop

me
nt 

an
d c

on
str

uc
tio

n w
ith

in 
the

 P
re

se
rve

d O
pe

n S
ec

tor
 an

d t
he

 sp
ec

ifi c
a-

tio
ns

 re
qu

ire
d t

o d
o s

o s
ha

ll b
e d

ete
rm

ine
d o

n a
n i

nd
ivi

du
al 

pr
oje

ct 
ba

sis
 in

 pu
bli

c 
he

ar
ing

 of
 th

eH
ar

ris
on

 C
ou

nty
 B

oa
rd

 of
 S

up
er

vis
or

s.
2.2

.4 
Th

e o
utl

ine
s o

f th
e P

re
se

rve
d O

pe
n S

ec
tor

 sh
all

 be
 co

ns
ide

re
d t

he
 pe

rm
an

en
t R

ur
al 

Bo
un

da
ry 

Lin
e (

RB
L)

. 

2.3
(O

-2
) R

ES
ER

VE
D 

OP
EN

 S
EC

TO
R

2.3
.1 

Th
e 

Re
se

rve
d 

Op
en

 S
ec

tor
 sh

all
 co

ns
ist

 o
f o

pe
n 

sp
ac

e 
tha

t s
ho

uld
 b

e, 
bu

t is
 n

ot 
ye

t, p
ro

tec
ted

 fr
om

 de
ve

lop
me

nt,
 as

 w
ell

 as
 op

en
 sp

ac
e r

es
er

ve
d f

or
 fu

tur
e d

ev
el-

op
me

nt 
by

 th
e U

rb
an

 B
ou

nd
ar

y L
ine

.
2.3

.2
Th

e R
es

erv
ed

 O
pe

n S
ec

tor
 sh

all
 co

ns
ist

 of
 th

e a
gg

reg
ate

 of
 th

e f
oll

ow
ing

 ca
teg

ori
es

: 
 

a. 
Flo

od
 P

lai
n 

 
b. 

St
ee

p S
lop

es
 

 
c. 

Op
en

 S
pa

ce
 to

 be
 A

cq
uir

ed
 

d. 
Co

rri
do

rs 
to 

be
 A

cq
uir

ed
 

 
e. 

Bu
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ra
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e b
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d p
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s c
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 p
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 c
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n p
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 re
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.
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 b
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 p
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 o
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r p
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 b
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 d
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y d
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s d
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s d
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 m
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d b
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 C
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 c 
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t l
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 o
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e d
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s d

es
cri

be
d i

n T
ab

le 
14

E.
 

 
c. 

 Ea
ch

 P
ed

es
tria

n 
Sh

ed
 sh

all
 co
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e 
Ma

in 
Ci

vic
 S

pa
ce

. T
he

 M
ain

 
Ci

vic
 S

pa
ce

 sh
all

 be
 w

ith
in 

80
0 f

ee
t o

f th
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r o
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, p
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 d
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 o
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s m
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 D
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 m
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 b
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 c 
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pr
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e 
Ma

in 
Ci

vic
 S

pa
ce

 o
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d b
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 re
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0 d
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e m
ay

 be
 w

ith
in 

an
y T

ra
ns

ec
t  Z

on
e. 

An
y p

lay
ing

 fi e
lds

 m
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 b
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 D
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 C
ou

nc
il m

ay
 o

rg
an

ize
, f

un
d 

an
d 

co
ns

tru
ct 

an
 a

pp
ro

pr
iat

e 
bu

ild
ing

 
as

 th
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 m
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.
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s f
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 d
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 d
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t p
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s f
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r s
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ra
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e m
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e l
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 re
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 m
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. D
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 m
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y c
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d p
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 b
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 c
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d b
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a p
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n p
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 b
e 

ex
em

pte
d f

ro
m 

the
 sp

ec
ifi e

d F
ro

nta
ge

 re
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 b
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e c
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 re
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n o
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ra
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 C
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 c
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s b
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e p
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 C
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 m
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n o
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e c
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 c
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.
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r m
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es

 on
 a 

Fr
on

tag
e L

ine
.

5.5
.2

Bu
ild

in
g 

Co
nfi

 g
ur

at
io

n 
(T

5-1
 &

 T5
-2)

 
a. 

Pr
iva

te 
Fr

on
tag

e t
yp

es
 sh

all
 co

nfo
rm

 to
 an

d b
e a

llo
ca

ted
 in

 ac
co

rd
an

ce
 w

ith
 Ta

ble
 

7 a
nd

 S
ec

tio
ns

 5.
5.1

1 a
nd

 5.
5.1

2 a
cc

ord
ing

ly.
b. 

 A
wn

ing
s m

ay
 en

cro
ac

h t
he

 pu
bli

c s
ide

wa
lk 

wi
tho

ut 
lim

it. 
St

oo
ps

 m
ay

 en
cro

ac
h 

10
0%

 o
f t

he
 d

ep
th 

of 
a 

Se
tba

ck
. O

pe
n 

po
rch

es
 a

nd
 a

wn
ing

s m
ay

 e
nc

ro
ac

h 
up

 
to 

50
%

 of
 th

e d
ep

th 
of 

the
 S

etb
ac

k. 
Ba

lco
nie

s a
nd

 ba
y w

ind
ow

s m
ay

 en
cro

ac
h 

up
 to

 25
%

 of
 th

e d
ep

th 
of 

the
 S

etb
ac

k.
 

c. 
 Lo

ad
ing

 do
ck

s a
nd

 se
rvi

ce
 ar

ea
s s

ha
ll b

e p
erm

itte
d o

n F
ron

tag
es

 on
ly 

by
 W

arr
an

t. 
d. 

Bu
ild

ing
 H

eig
hts

 sh
all

 co
nfo

rm
 to

 T
ab

le 
8 

an
d 

be
 a

s s
ho

wn
 in

 S
ec

tio
ns

 5
.5.

11
 

an
d 5

.5.
12

 ac
co

rdi
ng

ly.
 

e. 
A 

fi rs
t le

ve
l R

es
ide

nti
al 

or
 Lo

dg
ing

 F
un

cti
on

 sh
all

 be
 ra

ise
d a

 m
ini

mu
m 

of 
2 f

ee
t 

fro
m 

av
er

ag
e s

ide
wa

lk 
gr

ad
e.

 
f.  

Al
l s

pe
cifi

 ed
 B

uil
din

g H
eig

hts
 m

ay
 be

 in
cre

as
ed

 by
 th

e b
as

e e
lev

ati
on

s r
eq

uir
ed

 
by

 ap
pli

ca
ble

 F
EM

A 
sta

nd
ar

ds
.

5.5
.3

Bu
ild

in
g 

Fu
nc

tio
n 

& 
De

ns
ity

 (T
5-1

 &
 T5

-2)
 

a. 
 Bu

ild
ing

s 
in 

ea
ch

 T
ra

ns
ec

t Z
on

e 
sh

all
 c

on
for

m 
to 

the
 F

un
cti

on
s 

de
sc

rib
ed

 in
  

Ta
ble

s 
10

 o
r 1

1 
an

d 
Se

cti
on

s 
5.5

.11
 a

nd
 5

.5.
12

 a
cc

ord
ing

ly.
 F

un
cti

on
s 

tha
t d

o 
no

t c
on

for
m 

to 
the

 re
qu

ire
me

nts
 o

f T
ab

les
 1

0 
or

 1
1 

sh
all

 re
qu

ire
 a

pp
ro

va
l b

y 
W

ar
ra

nt.
 

b. 
 Th

e 
Ac

tua
l P

ar
kin

g 
av

ail
ab

le 
to 

me
et 

the
 R

eq
uir

ed
 P

ar
kin

g 
sh

ow
n 

on
 T

ab
le 

12
 

sh
all

 co
ns

titu
te 

the
 B

as
e D

en
sit

y. 
 F

un
cti

on
s s

ha
ll b

e l
im

ite
d b

y t
he

 B
as

e D
en

sit
y, 

su
bje

ct 
to 

up
wa

rd
 ad

jus
tm

en
t in

 ac
co

rd
an

ce
 w

ith
 pa

ra
gr

ap
hs

 5.
5.3

 c 
an

d 5
.5.

3 d
.

 
c. 

Th
e B

as
e D

en
sit

y m
ay

 be
 ad

jus
ted

 up
wa

rd
 by

 ad
din

g t
he

 A
ctu

al 
Pa

rki
ng

 av
ail

ab
le 

for
 e

ac
h 

of 
tw

o 
Fu

nc
tio

ns
 w

ith
in 

an
y p

air
 o

f a
dja

ce
nt 

Bl
oc

ks
, a

nd
 th

e 
re

su
ltin

g 
su

m 
the

n m
ult

ipl
ied

 by
 th

e c
or

re
sp

on
din

g S
ha

rin
g F

ac
tor

 (T
ab

le 
12

). 
 T

he
 re

su
lt 

SC
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SM
AR

TC
OD
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Ha
rri

so
n 

Co
un

ty,
 M

iss
iss

ipp
i

AR
TI

CL
E 

5. 
BU

IL
DI

NG
 S

CA
LE

 P
LA

NS

sh
all

 b
e 

the
 E

ffe
cti

ve
 P

ar
kin

g 
av

ail
ab

le 
for

 c
alc

ula
tin

g 
an

 A
dju

ste
d 

De
ns

ity
. 

Co
nv

er
se

ly:
 T

he
 E

ffe
cti

ve
 P

ar
kin

g r
eq

uir
ed

 is
 th

e s
um

 of
 th

e R
eq

uir
ed

 P
ar

kin
g 

div
ide

d b
y t

he
 S

ha
rin

g F
ac

tor
.

 
d. 

 [R
ES

ER
VE

D]
 

e. 
Ac

ce
ss

or
y u

se
s o

f L
im

ite
d L

od
gin

g o
r L

im
ite

d O
ffi c

e s
ha

ll b
e p

er
mi

tte
d w

ith
in 

an
 

ou
tbu

ild
ing

.
 

f. 
Fir

st 
sto

ry 
Co

mm
er

cia
l s

ha
ll b

e 
pe

rm
itte

d 
thr

ou
gh

ou
t a

nd
 s

ha
ll b

e 
re

qu
ire

d 
at 

Ma
nd

ato
ry 

Sh
op

fro
nt 

Fr
on

tag
es

.
 

g. 
Ma

nu
fac

tur
ing

 w
ith

in 
the

 fi r
st 

St
or

y m
ay

 be
 pe

rm
itte

d b
y V

ar
ian

ce
. 

5.5
.4

Pa
rk

in
g 

St
an

da
rd

s(
T5

-1 
& 

T5
-2)

 
a. 

Ve
hic

ula
r p

ar
kin

g s
ha

ll b
e r

eq
uir

ed
 as

 sh
ow

n i
n T

ab
les

 11
 an

d 1
2. 

 
 

b. 
On

-st
re

et 
pa

rki
ng

 av
ail

ab
le 

alo
ng

 th
e F

ro
nta

ge
 Li

ne
s t

ha
t c

or
re

sp
on

d t
o e

ac
h l

ot 
sh

all
 be

 co
un

ted
 to

wa
rd

 th
e p

ar
kin

g r
eq

uir
em

en
t o

f th
e b

uil
din

g o
n t

he
 lo

t.
 

c. 
Ma

xim
um

 P
ar

kin
g r

ati
os

 m
ay

 be
 es

tab
lis

he
d b

y t
he

 C
RC

.
 

d. 
 Pa

rki
ng

 sh
all

 be
 ac

ce
ss

ed
 by

 th
e A

lle
y o

r R
ea

r L
an

e w
he

n s
uc

h i
s a

va
ila

ble
 in

 
the

 C
om

mu
nit

y P
lan

.
 

e. 
 P

ar
kin

g l
ots

 sh
all

 be
 m

as
ke

d f
ro

m 
the

 Fr
on

tag
e b

y a
 Li

ne
r B

uil
din

g o
r S

tre
ets

cre
en

 
as

 sp
ec

ifi e
d i

n S
ec

tio
n 5

.5.
5b

.
 

f.  
All

 pa
rki

ng
 ar

ea
s s

ha
ll b

e l
oc

ate
d a

t th
e T

hir
d L

ot 
La

ye
r . 

 
g. 

Th
e r

eq
uir

ed
 pa

rki
ng

 m
ay

 be
 pr

ov
ide

d w
ith

in 
on

e-
qu

ar
ter

 m
ile

 of
 th

e s
ite

 th
at 

it 
se

rve
s, 

su
bje

ct 
to 

ap
pr

ov
al 

by
 V

ar
ian

ce
. 

 
h. 

 Th
e 

ve
hic

ula
r e

ntr
an

ce
 o

f a
 p

ar
kin

g 
lot

 o
r g

ar
ag

e 
on

 a
 F

ro
nta

ge
 s

ha
ll b

e 
no

   
wi

de
r t

ha
n 3

0 f
ee

t.
 

i.  
Pe

de
str

ian
 en

tra
nc

es
 to

 al
l p

ar
kin

g l
ots

 an
d p

ar
kin

g s
tru

ctu
re

s s
ha

ll b
e d

ire
ctl

y 
fro

m 
a F

ro
nta

ge
 Li

ne
. O

nly
 un

de
rg

ro
un

d p
ar

kin
g s

tru
ctu

re
s m

ay
 be

 en
ter

ed
 by

 
pe

de
str

ian
s d

ire
ctl

y f
ro

m 
a P

rin
cip

al 
Bu

ild
ing

.
 

j.  
A 

mi
nim

um
 of

 on
e b

icy
cle

 ra
ck

 pl
ac

e s
ha

ll b
e p

ro
vid

ed
 w

ith
in 

the
 P

ub
lic

 or
 P

riv
ate

 
Fr

on
tag

e f
or

 ev
er

y t
en

 ve
hic

ula
r p

ar
kin

g s
pa

ce
s. 

 
 

k. 
 Fo

r b
uil

din
gs

 on
 Se

co
nd

ary
 G

rid
s (

S-
Gr

ids
), p

ark
ing

 lo
ts 

ma
y b

e a
lllo

we
d o

n t
he

 Fr
on

t-
ag

e b
y W

arr
an

t (s
ee

 S
ec

tio
n 5

.8.
1a

). 
5.5

.5
Ar

ch
ite

ct
ur

al 
St

an
da

rd
s (

T5
-1 

& 
T5

-2)
a. 

Bu
ild

ing
 w

all
 m

ate
ria

ls 
ma

y b
e c

om
bin

ed
 on

 ea
ch

 Fa
ca

de
 on

ly 
ho

riz
on

tal
ly,

 w
ith

 
the

 he
av

ier
 be

low
 th

e l
igh

ter
.

 
b. 

St
re

ets
cre

en
s 

sh
ou

ld 
be

 b
etw

ee
n 

3.5
 a

nd
 8

 fe
et 

in 
he

igh
t a

nd
 c

on
str

uc
ted

 o
f 

a 
ma

ter
ial

 m
atc

hin
g 

the
 a

dja
ce

nt 
bu

ild
ing

 F
ac

ad
e. 

Th
e 

St
re

ets
cre

en
 m

ay
 b

e 
re

pla
ce

d 
by

 a
 h

ed
ge

 o
r f

en
ce

 b
y W

ar
ra

nt.
 S

tre
ets

cre
en

s s
ha

ll h
av

e 
op

en
ing

s 
no

 la
rg

er
 th

an
 ne

ce
ss

ar
y t

o a
llo

w 
au

tom
ob

ile
 an

d p
ed

es
tria

n a
cc

es
s. 

 
c. 

 Al
l o

pe
nin

gs
, in

clu
din

g p
or

ch
es

, g
all

er
ies

, a
rca

de
s a

nd
 w

ind
ow

s, 
wi

th 
the

 ex
ce

p-
tio

n o
f s

tor
efr

on
ts,

 sh
all

 be
 sq

ua
re

 or
 ve

rtic
al 

in 
pr

op
or

tio
n.

 
d. 

Op
en

ing
s a

bo
ve

 th
e 

fi rs
t S

tor
y s

ha
ll n

ot 
ex

ce
ed

 5
0%

 o
f t

he
 to

tal
 b

uil
din

g 
wa

ll 
ar

ea
, w

ith
 ea

ch
 F

ac
ad

e b
ein

g c
alc

ula
ted

 in
de

pe
nd

en
tly

.
 

e. 
Th

e 
Fa

ca
de

s 
on

 R
eta

il F
ro

nta
ge

s 
sh

all
 b

e 
de

tai
led

 a
s 

sto
re

fro
nts

 a
nd

 g
laz

ed
 

wi
th 

cle
ar

 gl
as

s n
o l

es
s t

ha
n 7

0%
 of

 th
e s

ide
wa

lk-
lev

el 
sto

ry.
 

 
f.  

Do
or

s a
nd

 w
ind

ow
s t

ha
t o

pe
ra

te 
as

 sl
ide

rs 
ar

e p
ro

hib
ite

d a
lon

g F
ro

nta
ge

s. 
 

g. 
Bu

ild
ing

s 
ma

y 
ha

ve
 fl 

at 
ro

ofs
 e

nc
los

ed
 b

y 
pa

ra
pe

ts 
or

 s
lop

ed
 ro

ofs
. P

itc
he

d 
ro

ofs
 sh

all
 be

 sy
mm

etr
ica

lly
 sl

op
ed

 no
 le

ss
 th

an
 5:

12
, e

xc
ep

t th
at 

po
rch

es
 an

d 
att

ac
he

d s
he

ds
 m

ay
 be

 no
 le

ss
 th

an
 2:

12
.

 
h. 

Fla
t r

oo
fs 

sh
all

 b
e 

en
clo

se
d 

by
 p

ar
ap

ets
 a

 m
ini

mu
m 

of 
42

 in
ch

es
 h

igh
, o

r a
s   

re
qu

ire
d t

o c
on

ce
al 

me
ch

an
ica

l e
qu

ipm
en

t to
 th

e s
ati

sfa
cti

on
 of

 th
e C

RC
.
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SM
AR
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OD
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Ha
rri

so
n 

Co
un

ty,
 M

iss
iss

ipp
i

AR
TI

CL
E 

5. 
BU

IL
DI

NG
 S

CA
LE

 P
LA

NS

 
i.  

Th
e e

xte
rio

r  
nis

h m
ate

ria
ls 

on
 al

l F
ac

ad
es

 sh
all

 be
 lim

ite
d t

o s
ton

e, 
br

ick
 an

d/o
r 

stu
cc

o.
 

j.  
Ba

lco
nie

s, 
ga

lle
rie

s a
nd

 ar
ca

de
s s

ha
ll b

e m
ad

e o
f c

on
cre

te,
 pa

int
ed

 w
oo

d o
r m

eta
l.

  
k. 

 St
re

ets
cre

en
s s

ha
ll b

e l
oc

ate
d c

op
lan

ar
 w

ith
 th

e b
uil

din
g F

ac
ad

e l
ine

 as
 sh

ow
n 

in 
Ta

ble
 16

D.
 

5.5
.6

En
vir

on
m

en
ta

l S
ta

nd
ar

ds
 (T

5-1
 &

 T5
-2)

a. 
Tr

an
se

ct 
Zo

ne
s m

an
ife

st 
a r

an
ge

 of
 re

sp
on

se
s t

o n
atu

ra
l a

nd
 ur

ba
n c

on
dit

ion
s. 

In 
ca

se
 o

f c
on

 ic
t, 

to 
the

 e
xte

nt 
no

t in
co

ns
ist

en
t w

ith
 a

pp
lic

ab
le 

sta
te 

or
fed

er
al 

law
, th

e n
atu

ra
l in

fra
str

uc
tur

e s
ha

ll h
av

e p
rio

rity
 in

 th
e m

or
e r

ur
al 

zo
ne

s (
T1

-T
3)

 
an

d t
he

 ur
ba

n i
nfr

as
tru

ctu
re

 sh
all

 ha
ve

 pr
ior

ity
 in

 th
e m

or
e u

rb
an

 zo
ne

s (
T4

-T
6)

 
as

 de
tai

led
 in

 S
ec

tio
ns

 5.
2 t

hr
ou

gh
 5.

6.
 

b. 
 Th

e l
an

ds
ca

pe
 in

sta
lle

d s
ha

ll c
on

sis
t p

rim
ar

ily
 of

 du
ra

ble
 sp

ec
ies

 to
ler

an
t o

f s
oil

 
co

mp
ac

tio
n.

 
c. 

 Im
pe

rm
ea

ble
 su

rfa
ce

 b
y b

uil
din

g 
sh

all
 b

e 
co

n 
ne

d 
to 

the
 ra

tio
 o

f lo
t c

ov
er

ag
e 

as
 sh

ow
n i

n T
ab

le 
14

F.
 

d. 
 T

o t
he

 ex
ten

t n
ot 

inc
on

sis
ten

t w
ith

 ap
pli

ca
ble

 st
ate

 or
 fe

de
ra

l la
w,

 m
an

ag
em

en
t 

of 
sto

rm
 w

ate
r s

ha
ll b

e 
pr

im
ar

ily
 o

ff-
sit

e 
thr

ou
gh

 u
nd

er
gr

ou
nd

 st
or

m 
dr

ain
ag

e, 
an

d t
he

re
 sh

all
 be

 no
 re

ten
tio

n o
r d

ete
nti

on
 re

qu
ire

d o
n t

he
 in

div
idu

al 
lot

.
5.5

.7
La

nd
sc

ap
e S

ta
nd

ar
ds

 (T
5 -1

 &
 T5

-2)
 

a. 
A 

mi
nim

um
 of

 on
e t

re
e t

o m
atc

h t
he

 sp
ec

ies
 of

 st
re

et 
tre

es
 on

 th
e P

ub
lic

 F
ro

nt-
ag

e s
ha

ll b
e p

lan
ted

 w
ith

in 
the

 F
irs

t L
ay

er
 fo

r e
ac

h 3
0 f

ee
t o

f F
ro

nta
ge

 Li
ne

 as
 

illu
str

ate
d i

n T
ab

le 
16

D.
 

b. 
[R

ES
ER

VE
D]

.
 

c. 
 Th

e F
irs

t L
ay

er
 as

 sh
ow

n i
n T

ab
le 

16
D 

sh
all

 be
 la

nd
sc

ap
ed

 or
 pa

ve
d t

o m
atc

h 
the

 en
fro

nti
ng

 P
ub

lic
 F

ro
nta

ge
 as

 sh
ow

n i
n T

ab
le 

4. 
 

d. 
Tr

ee
s s

ha
ll b

e a
 sp

ec
ies

 w
ith

 sh
ad

e c
an

op
ies

 th
at,

 at
 m

atu
rity

, b
eg

in 
hig

he
r th

an
 

the
 to

p o
f th

e s
ec

on
d S

tor
y o

f b
uil

din
gs

. 
5.5

.8
Si

gn
ag

e S
ta

nd
ar

ds
 (T

5 -1
 &

 T5
-2)

 
a. 

On
e a

dd
re

ss
 nu

mb
er

 no
 m

or
e t

ha
n 6

 in
ch

es
 m

ea
su

re
d v

er
tic

all
y s

ha
ll b

e a
tta

ch
ed

 
to 

the
 bu

ild
ing

 in
 pr

ox
im

ity
 to

 th
e p

rin
cip

al 
en

tra
nc

e o
r a

t a
 m

ail
bo

x.
 

b. 
Bl

ad
e 

sig
ns

, n
ot 

to 
ex

ce
ed

 6
 s

qu
ar

e 
ft. 

for
 e

ac
h 

se
pa

ra
te 

bu
sin

es
s 

en
tra

nc
e, 

ma
y b

e a
tta

ch
ed

 pe
rp

en
dic

ula
r t

o t
he

 F
ac

ad
e. 

 
c. 

 [R
ES

ER
VE

D]
.

 
d. 

A 
sin

gle
 e

xte
rn

al 
sig

n 
ba

nd
 m

ay
 b

e 
ap

pli
ed

 to
 th

e 
Fa

ca
de

 o
f e

ac
h 

bu
ild

ing
, 

pr
ov

idi
ng

 th
at 

su
ch

 si
gn

 no
t e

xc
ee

d 3
 fe

et 
in 

he
igh

t b
y a

ny
 le

ng
th.

 
e. 

Si
gn

ag
e 

sh
all

 b
e 

ex
ter

na
lly

 lit
, e

xc
ep

t t
ha

t s
ign

ag
e 

wi
thi

n 
the

 sh
op

fro
nt 

gla
zin

g 
ma

y b
e n

eo
n l

it. 
5.5

.9
Am

bi
en

t S
ta

nd
ar

ds
 (T

5-1
 &

 T5
-2)

a. 
 So

un
d l

ev
els

 m
ea

su
re

d a
t th

e b
uil

din
g F

ro
nta

ge
 sh

all
 no

t e
xc

ee
d 7

0 d
ec

ibe
ls 

fro
m 

su
nri

se
 to

 m
idn

igh
t a

nd
 60

 de
cib

els
 fro

m 
mi

dn
igh

t to
 su

nri
se

. 
 

b. 
Av

er
ag

e l
igh

tin
g l

ev
els

 m
ea

su
re

d a
t th
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n 
ele

va
ted

 te
rra

ce
 o

r a
 s

un
ke

n 
lig

ht 
co

ur
t. T

his
 ty

pe
 bu

ffe
rs 

re
sid

en
tia

l u
se

 fr
om

 ur
ba

n s
ide

wa
lks

 an
d 

re
mo

ve
s t

he
 pr

iva
te 

ya
rd

 fr
om

 pu
bli

c e
nc

ro
ac

hm
en

t. T
he

 te
rra

ce
 

is 
su

ita
ble

 fo
r c

on
ve

rsi
on

 to
 ou

tdo
or

 ca
fes

.

d.
 F

or
ec

ou
rt:

 a 
fro

nta
ge

 w
he

re
in 

a p
or

tio
n o

f th
e f

ac
ad

e i
s c

los
e t

o 
the

 fro
nta

ge
 lin

e a
nd

 th
e c

en
tra

l p
or

tio
n i

s s
et 

ba
ck

.  T
he

 fo
re

co
ur

t 
cre

ate
d 

is 
su

ita
ble

 fo
r v

eh
icu

lar
 d

ro
p-

off
s. 

Th
is 

typ
e 

sh
ou

ld 
be

 
all

oc
ate

d 
in 

co
nju

nc
tio

n 
wi

th 
oth

er
 fr

on
tag

e 
typ

es
. L

ar
ge

 tr
ee

s 
wi

thi
n t

he
 fo

re
co

ur
ts 

ma
y o

ve
rh

an
g t

he
 si

de
wa

lks
. 

e. 
St

oo
p:

 a 
fro

nta
ge

 w
he

re
in 

the
 fa

ca
de

 is
 al

ign
ed

 cl
os

e t
o t

he
 fro

nt-
ag

e l
ine

 w
ith

 th
e 

 rs
t s

tor
y e

lev
ate

d f
ro

m 
the

 si
de

wa
lk 

su
f c

ien
tly

 
to 

se
cu

re
 p

riv
ac

y 
for

 th
e 

wi
nd

ow
s. 

Th
e 

en
tra

nc
e 

is 
us

ua
lly

 a
n 

ex
ter

ior
 st

air
 a

nd
 la

nd
ing

. T
his

 ty
pe

 is
 re

co
mm

en
de

d 
for

 g
ro

un
d-

 oo
r r

es
ide

nti
al 

us
e. 

f.  
 S

ho
pf

ro
nt

 an
d A

wn
in

g:
 a 

fro
nta

ge
 w

he
re

in 
the

 fa
ca

de
 is

 al
ign

ed
 

clo
se

 to
 th

e 
fro

nta
ge

 lin
e 

wi
th 

the
 b

uil
din

g 
en

tra
nc

e 
at 

sid
ew

alk
 

gr
ad

e. 
 Th

is 
typ

e i
s c

on
ve

nti
on

al 
for

 re
tai

l u
se

. It
 ha

s a
 su

bs
tan

tia
l 

gla
zin

g o
n t

he
 si

de
wa

lk 
lev

el 
an

d a
n a

wn
ing

 th
at 

ma
y o

ve
rla

p t
he

 
sid

ew
alk

 to
 th

e m
ax

im
um

 ex
ten

t p
os

sib
le.

g.
 G

all
er

y:
 a 

fro
nta

ge
 w

he
re

in 
the

 fa
ca

de
 is

 al
ign

ed
 cl

os
e t

o t
he

 fro
nt-

ag
e l

ine
 w

ith
 an

 at
tac

he
d c

an
tile

ve
re

d s
he

d o
r a

 lig
htw

eig
ht 

co
lon

-
na

de
 o

ve
rla

pp
ing

 th
e 

sid
ew

alk
. T

his
 ty

pe
 is

 co
nv

en
tio

na
l fo

r r
eta

il 
us

e. 
Th

e g
all

er
y s

ha
ll b

e n
o l

es
s t

ha
n 1

0 f
ee

t w
ide

 an
d m

ay
 ov

er
lap

 
the

 w
ho

le 
wi

dth
 of

 th
e s

ide
wa

lk 
to 

wi
thi

n 2
 fe

et 
of 

the
 cu

rb
.

h.
 A

rc
ad

e:
 a 

fro
nta

ge
 w

he
re

in 
the

 fa
ca

de
 is

 a 
co

lon
na

de
 th

at 
ov

er
lap

s 
the

 s
ide

wa
lk,

 w
hil

e 
the

 fa
ca

de
 a

t s
ide

wa
lk 

lev
el 

re
ma

ins
 a

t t
he

 
fro

nta
ge

 lin
e. 

 T
his

 ty
pe

 is
 co

nv
en

tio
na

l fo
r r

eta
il u

se
. T

he
 ar

ca
de

 
sh

all
 be

 no
 le

ss
 th

an
 12

 fe
et 

wi
de

 an
d m

ay
 ov

er
lap

 th
e w

ho
le 

wi
dth

 
of 

the
 si

de
wa

lk 
to 

wi
thi

n 2
 fe

et 
of 

the
 cu

rb
.
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 P
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ate
 F

ro
nta

ge
 is

 th
e a
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a b
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ild
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TA
BL

E 
8:

 B
ui

ld
in

g 
Co

nfi
 g

ur
at

io
n.

  T
his

 ta
ble

 sh
ow

s p
re

sc
rib

ed
 bu

ild
ing

 he
igh

ts 
for

 ea
ch

 Tr
an

se
ct 

Zo
ne

.  T
he

 ve
rtic

al 
ex

ten
t o

f a
 bu

ild
ing

 is
 

me
as

ur
ed

 b
y n

um
be

r o
f s

tor
ies

, n
ot 

inc
lud

ing
 a

 ra
ise

d 
ba

se
me

nt 
or

 a
n 

inh
ab

ite
d 

att
ic.

  H
eig

hts
 a

re
 m

ea
su

re
d 

fro
m 

the
 a

ve
ra

ge
 g

ra
de

 o
f t

he
 

fro
nta

ge
 lin

e 
to 

the
 e

av
e 

of 
a 

pit
ch

ed
 ro

of 
or

 to
 th

e 
su

rfa
ce

 o
f a

  a
t r

oo
f. 

 T
he

 te
rm

 “t
ow

er
” h

er
e 

re
fer

s t
o 

an
 a

tta
ch

ed
 o

r d
eta

ch
ed

 a
dd

itio
n 

to 
a b

uil
din

g, 
no

t to
 an

 en
tire

 bu
ild

ing
. 





SM
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Ha
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so
n 

Co
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-(R
ES

ER
VE

D

TA
BL

E 
9 B

UI
LD

IN
G 

TY
PE

a. 
Ed

ge
ya

rd
:  S

pe
ci

 c 
Ty

pe
s -

 S
ing

le 
fam

ily
 H

ou
se

, C
ott

ag
e, 

Vil
la,

 E
sta

te 
Ho

us
e, 

Ur
ba

n 
Vi

lla
. A

 bu
ild

ing
 th

at 
oc

cu
pie

s t
he

 ce
nte

r o
f it

s l
ot 

wi
th 

Se
tba

ck
s o

n 
all

 si
de

s. 
Th

is 
is 

the
 le

as
t u

rb
an

 o
f t

yp
es

 a
s t

he
 fr

on
t y

ar
d 

se
ts 

it b
ac

k f
ro

m 
the

 fr
on

tag
e, 

wh
ile

 th
e 

sid
e y

ar
ds

 w
ea

ke
n t

he
 sp

ati
al 

de
 ni

tio
n o

f th
e p

ub
lic

 T
ho

ro
ug

hfa
re

 sp
ac

e. 
Th

e f
ro

nt 
ya

rd
 is

 in
ten

de
d 

to 
be

 vi
su

all
y c

on
tin

uo
us

 w
ith

 th
e 

ya
rd

s o
f a

dja
ce

nt 
bu

ild
ing

s. 
Th

e 
re

ar
 ya

rd
 ca

n b
e s

ec
ur

ed
 fo

r p
riv

ac
y b

y f
en

ce
s a

nd
 a 

we
ll-p

lac
ed

 B
ac

kb
uil

din
g a

nd
/or

Ou
tbu

ild
ing

.

T1 T2 T3

b.
 S

id
ey

ar
d:

 S
pe

ci
 c 

Ty
pe

s -
 C

ha
rle

sto
n S

ing
le 

Ho
us

e, 
ze

ro
-lo

t-li
ne

 ho
us

e. 
A 

bu
ild

ing
 

tha
t o

cc
up

ies
 on

e s
ide

 of
 th

e l
ot 

wi
th 

the
 S

etb
ac

k t
o t

he
 ot

he
r s

ide
. T

he
 vi

su
al 

op
en

ing
 

of 
the

 si
de

 ya
rd

 on
 th

e s
tre

et 
fro

nta
ge

 ca
us

es
 th

is 
bu

ild
ing

 ty
pe

 to
 ap

pe
ar

 fre
es

tan
din

g. 
A 

sh
all

ow
 fr

on
tag

e S
etb

ac
k d

e 
ne

s a
 m

or
e u

rb
an

 co
nd

itio
n. 

If t
he

 ad
jac

en
t b

uil
din

g 
is 

sim
ila

r w
ith

 a
 b

lan
k 

pa
rty

 w
all

, t
he

 y
ar

d 
ca

n 
be

 q
uit

e 
pr

iva
te.

 T
his

 ty
pe

 p
er

mi
ts 

sy
ste

ma
tic

 cl
im

ati
c o

rie
nta

tio
n i

n r
es

po
ns

e t
o t

he
 su

n o
r t

he
 br

ee
ze

.

T4
-1

c. 
Re

ar
ya

rd
: S

pe
ci

 c 
Ty

pe
s -

 To
wn

ho
us

e, 
Ro

wh
ou

se
, L

ive
-W

or
k u

nit
, p

er
im

ete
r b

loc
k. 

A 
bu

ild
ing

 th
at 

oc
cu

pie
s t

he
 fu

ll f
ro

nta
ge

, le
av

ing
 th

e r
ea

r o
f th

e l
ot 

as
 th

e s
ole

 ya
rd

. 
Th

is 
is 

a 
ve

ry 
ur

ba
n 

typ
e 

as
 th

e 
co

nti
nu

ou
s 

Fa
ca

de
 s

tea
dil

y 
de

 ne
s 

the
 p

ub
lic

 
Th

or
ou

gh
far

e. 
Th

e r
ea

r E
lev

ati
on

s m
ay

 be
 ar

tic
ula

ted
 fo

r f
un

cti
on

al 
pu

rp
os

es
. In

 its
 

Re
sid

en
tia

l fo
rm

, th
is 

typ
e i

s t
he

 R
ow

ho
us

e. 
Fo

r it
s C

om
me

rci
al 

for
m,

 th
e r

ea
r y

ar
d 

ca
n a

cc
om

mo
da

te 
su

bs
tan

tia
l p

ar
kin

g. 

d.
 C

ou
rty

ar
d:

 S
pe

ci
 c 

Ty
pe

s -
 P

ati
o 

Ho
us

e. 
 A

 b
uil

din
g 

tha
t o

cc
up

ies
 th

e 
bo

un
da

rie
s 

of 
its

 lo
t w

hil
e 

int
er

na
lly

 d
e 

nin
g 

on
e 

or
 m

or
e 

pr
iva

te 
pa

tio
s. 

Th
is 

is 
the

 m
os

t u
rb

an
 

of 
typ

es
, a

s i
t is

 a
ble

 to
 sh

iel
d 

the
 p

riv
ate

 re
alm

 fr
om

 a
ll s

ide
s w

hil
e 

str
on

gly
 d

e 
n-

ing
 th

e 
pu

bli
c 

Th
or

ou
gh

far
e. 

Be
ca

us
e 

of 
its

 a
bil

ity
 to

 a
cc

om
mo

da
te 

inc
om

pa
tib

le 
ac

tiv
itie

s, 
ma

sk
ing

 th
em

 fr
om

 a
ll s

ide
s, 

it i
s r

ec
om

me
nd

ed
 fo

r w
or

ks
ho

ps
, L

od
gin

g 
an

d 
sc

ho
ols

. T
he

 h
igh

 s
ec

ur
ity

 p
ro

vid
ed

 b
y 

the
 c

on
tin

uo
us

 e
nc

los
ur

e 
is 

us
efu

l f
or

 
cri

me
-p

ro
ne

 ar
ea

s. 

e. 
Sp

ec
ial

ize
d:

  A
 bu

ild
ing

 th
at 

is 
no

t s
ub

jec
t to

 ca
teg

or
iza

tio
n. 

Bu
ild

ing
s d

ed
ica

ted
 to

 
ma

nu
fac

tur
ing

 an
d t

ra
ns

po
rta

tio
n a

re
 of

ten
 di

sto
rte

d b
y t

he
 tra

jec
tor

ies
 of

 m
ac

hin
er

y. 
Ci

vic
 bu

ild
ing

s, 
wh

ich
 m

ay
 ex

pr
es

s t
he

 as
pir

ati
on

s o
f in

sti
tut

ion
s, 

ma
y b

e i
nc

lud
ed

. 
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  B
uil

din
g T

yp
e. 

 T
his

 ta
ble

 ap
pr

ox
im

ate
s t

he
 lo

ca
tio

n o
f th

e s
tru

ctu
re

 re
lat

ive
 to

 th
e b

ou
nd

ar
ies

 of
 ea

ch
 in

div
idu

al 
lot

, e
sta

bli
sh

ing
su

ita
ble

 ba
sic

 bu
ild

ing
 ty

pe
s f
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 ea

ch
 Tr
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ct 
Zo
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SD
2
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en

t B
uil

din
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Ro
w 

Ho
us

e
Du

ple
x H

ou
se

Si
de

ya
rd

 H
ou

se

Co
tta

ge

Ho
us

e

Es
tat

e H
ou

se

Ac
ce

ss
or

y U
nit

Ma
nu

fac
tur

ed
 H

ou
se

Te
mp

or
ar

y T
en

t

Liv
e-

W
or

k U
nit

b.
 L

OD
GI

NG Ho
tel

 (n
o r

oo
m 

lim
it)

Inn
 (u

p t
o 3

0 r
oo

ms
)

Inn
 (u

p t
o 5

 ro
om

s)

S.
R.

O.
 ho

ste
l

Sc
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ol 
Do
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ito
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c. 
OF

FI
CE

Of
 ce

 B
uil

din
g

Liv
e-

W
or

k U
nit

d.
 R

ET
AI

L Op
en

-M
ar

ke
t B

uil
din

g

Re
tai

l B
uil

din
g

Di
sp

lay
 G

all
er

y

Re
sta

ur
an

t

Ki
os

k

Pu
sh

 C
ar

t

Liq
uo

r S
ell

ing
 E

sta
bli

sh
me

nt

Ad
ult

 E
nte

rta
inm

en
t

e. 
CI

VI
C

Bu
s S

he
lte

r

Co
nv

en
tio

n C
en

ter

Co
nfe

re
nc

e C
en

ter

Ex
hib

itio
n C

en
ter

Fo
un

tai
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r P
ub
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 A

rt

Lib
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Liv
e T

he
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r

Mo
vie

 T
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Ou
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Re
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 T
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 Ta
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 de
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i c
 fu
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RE
SI

DE
NT

IA
L

Re
st

ric
te

d 
Re

sid
en

tia
l: 

Th
e 

nu
mb

er
 o

f 
dw

ell
ing

s o
n 

ea
ch

 lo
t is

 re
str

ict
ed

 to
 o

ne
 

wi
thi

n a
 pr

inc
ipa

l b
uil

din
g a

nd
 on

e w
ith

in 
an

 
an

cil
lar

y b
uil

din
g, 

wi
th 

2.0
 pa

rki
ng

 pl
ac

es
 

for
 e

ac
h. 

Bo
th 

dw
ell

ing
s 

sh
all

 b
e 

un
de

r 
sin

gle
 o

wn
er

sh
ip.

 T
he

 h
ab

ita
ble

 a
re

a 
of 

the
 a

nc
illa

ry 
dw

ell
ing

 s
ha

ll 
no

t e
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e p
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e d
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n d
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r o
f b

ed
ro

om
s 

av
ail

ab
le 

on
 ea

ch
 lo

t fo
r lo

dg
ing

 is
 lim

ite
d 

by
 th

e r
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.
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ra
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f b
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e b
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ra
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.
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r t
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 d

ev
elo

pa
ble

 a
re

a 
of 

an
 R

CD
/T

OD
 is

 1
60

 a
cre

s. 
 T

his
 C

om
mu

nit
y T

yp
e 

is 
pe

rm
itte

d 
by

 ri
gh

t w
ith

in 
the

 G
-3

 In
ten

de
d 

Gr
ow

th 
Se

cto
r (

se
e 

Se
cti

on
 3

.3.
3)

  
an

d t
he

 G
-4

 In
fi ll

 G
ro

wt
h S

ec
tor

  (
se

e S
ec

tio
n 4

.3.
2)

  R
CD

/T
OD

 m
ay

 be
 ad

joi
ne

d 
wi

tho
ut 

bu
ffe

rs 
by

 on
e o

r s
ev

er
al 

St
an

da
rd

 P
ed

es
tria

n S
he

ds
 th

at 
me

et 
the

 in
div

idu
al 

Tr
an

se
ct 

Zo
ne

 re
qu

ire
me

nts
 of

 an
 R

CD
 as

 sp
ec

ifi e
d i

n T
ab

les
 2 

an
d 1

4A
. 

Re
sid

en
tia

l: 
pr

em
ise

s a
va

ila
ble

 fo
r lo

ng
-te

rm
 hu

ma
n d

we
llin

g. 
 

Re
ta

il:
 pr

em
ise

s a
va

ila
ble

 fo
r t

he
 sa

le 
of 

me
rch

an
dis

e a
nd

 fo
od

 se
rvi

ce
. 

 
Re

ta
il 

Fr
on

ta
ge

 L
in

e:
 F

ro
nta

ge
 L

ine
s 

de
sig

na
ted

 o
n 

a 
Co

mm
un

ity
 P

lan
 th

at 
re

qu
ire

 th
e 

pr
ov

isi
on

 o
f a

 S
ho

pfr
on

t, 
ca

us
ing

 th
e 

gr
ou

nd
 le

ve
l to

 b
e 

av
ail

ab
le 

for
 

re
tai

l u
se

.
Ro

ad
 (R

D)
: a

 lo
ca

l, r
ur

al 
an

d 
su

bu
rb

an
 th

or
ou

gh
far

e 
of 

low
 ve

hic
ula

r s
pe

ed
 a

nd
 

ca
pa

cit
y. 

Its
 pu

bli
c f

ro
nta

ge
 co

ns
ist

s o
f s

wa
les

 dr
ain

ed
 by

 pe
rco

lat
ion

 an
d a

 w
alk

ing
 

pa
th 

or
 bi

cy
cle

 tr
ail

 al
on

g o
ne

 or
 bo

th 
sid

es
. T

he
 la

nd
sc

ap
ing

 co
ns

ist
s o

f m
ult

ipl
e 

sp
ec

ies
 co

mp
os

ed
 in

 na
tur

ali
sti

c c
lus

ter
s. 

Th
is 

typ
e i

s a
llo

ca
ted

 to
 th

e m
or

e r
ur

al 
Tr

an
se

ct 
Zo

ne
s (

T1
-T

3)
. 

Ro
wh

ou
se

: a
 si

ng
le-

fam
ily

 d
we

llin
g 

tha
t s

ha
re

s a
 p

ar
ty 

wa
ll w

ith
 a

no
the

r o
f t

he
 

sa
me

 ty
pe

 a
nd

 o
cc

up
ies

 th
e 

ful
l f

ro
nta

ge
 lin

e 
(S

yn
: T

ow
nh

ou
se

; s
ee

 R
ea

ry
ar

d
Bu

ild
in

g)
.
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Ru

ra
l B

ou
nd

ar
y 

Li
ne

: t
he

 e
xte

nt 
of 

po
ten

tia
l u

rb
an

 g
ro

wt
h 

as
 d

ete
rm

ine
d 

by
 

ex
ist

ing
 ge

og
ra

ph
ica

l d
ete

rm
ina

nts
. T

he
 ru

ra
l b

ou
nd

ar
y i

s p
er

ma
ne

nt.
 

Se
co

nd
ar

y G
rid

: s
ee

Pr
im

ar
y-

Se
co

nd
ar

y G
rid

.
 

Se
ct

or
: a

 ne
utr

al 
ter

m 
for

 a 
ge

og
ra

ph
ic 

ar
ea

. In
 th

e S
ma

rtC
od

e t
he

re
 ar

e s
ix 

sp
ec

ifi c
 

Se
cto

rs 
tha

t e
sta

bli
sh

 th
e l

eg
al 

bo
un

da
rie

s f
or

 se
ve

ra
l k

ind
s o

f d
ev

elo
pm

en
t. T

wo
 

Se
cto

rs 
re

pr
es

en
t u

nb
uil

da
ble

 op
en

 sp
ac

e (
Pr

es
er

ve
 an

d R
es

er
ve

) a
nd

 th
e o

the
r 

fou
r a

re
 U

rb
an

 G
ro

wt
h S

ec
tor

s o
f v

ar
yin

g i
nte

ns
ity

 (R
es

tric
ted

, C
on

tro
lle

d, 
Int

en
de

d 
an

d I
nfi 

ll G
ro

wt
h S

ec
tor

s).
 S

ec
tor

s a
dd

re
ss

 th
e l

eg
al 

sta
tus

 of
 pl

ac
e a

t th
e r

eg
ion

al 
sc

ale
 w

hil
e T

ra
ns

ec
t Z

on
es

 ad
dr

es
s t

he
 ph

ys
ica

l c
ha

ra
cte

r o
f c

om
mu

nit
ies

. S
ec

tor
s 

co
nta

in 
Co

mm
un

ity
 Ty

pe
s (

CL
D,

 TN
D,

 R
CD

, T
OD

), w
hic

h c
on

tai
n T

ra
ns

ec
t Z

on
es

, 
wh

ich
 co

nta
in 

de
sig

n s
tan

da
rd

s a
pp

ro
pr

iat
e t

o t
ho

se
 T-

Zo
ne

s. 
Se

rv
ice

 B
ou

nd
ar

y L
in

e:
 th

e e
xte

nt 
of 

po
ten

tia
l o

r fe
as

ibl
e u

rb
an

 gr
ow

th 
as

 de
ter

-
mi

ne
d b

y t
he

 ex
ten

sio
n o

f in
fra

str
uc

tur
e, 

pr
inc

ipa
lly

 se
we

r. 
 

Se
tb

ac
k:

 th
e a

re
a o

f a
 lo

t m
ea

su
re

d f
ro

m 
the

 lo
t li

ne
 to

 a 
bu

ild
ing

 fa
ca

de
 or

 el
ev

a-
tio

n. 
Th

is 
ar

ea
 m

us
t b

e m
ain

tai
ne

d c
lea

r o
f p

er
ma

ne
nt 

str
uc

tur
es

 w
ith

 th
e e

xc
ep

-
tio

n o
f:  

ga
lle

rie
s, 

fen
ce

s, 
ga

rd
en

 w
all

s, 
ar

ca
de

s, 
po

rch
es

, s
too

ps
, b

alc
on

ies
, b

ay
 

wi
nd

ow
s, 

ter
ra

ce
s a

nd
 de

ck
s (

tha
t a

lig
n w

ith
 th

e fi
 rs

t s
tor

y l
ev

el)
 w

hic
h a

re
 pe

rm
itte

d 
to 

en
cro

ac
h i

nto
 th

e S
etb

ac
k (

se
e S

ec
tio

n 5
.2.

1 a
nd

 Ta
ble

 14
G)

.
 

Sh
ar

ed
 P

ar
kin

g 
Po

lic
y:

 a
n 

ac
co

un
tin

g 
for

 p
ar

kin
g 

sp
ac

es
 th

at 
ar

e 
av

ail
ab

le 
to 

mo
re

 th
an

 o
ne

 fu
nc

tio
n. 

Th
e 

re
qu

ire
me

nt 
is 

re
du

ce
d 

by
 a

 fa
cto

r, 
sh

ow
n 

as
 a

 ca
l-

cu
lat

ion
. T

he
 S

ha
re

d 
Pa

rki
ng

 ra
tio

 va
rie

s a
cc

or
din

g 
to 

mu
ltip

le 
fun

cti
on

s i
n 

clo
se

 
pr

ox
im

ity
 w

hic
h a

re
 un

lik
ely

 to
 re

qu
ire

 th
e s

pa
ce

s a
t th

e s
am

e t
im

e (
se

e T
ab

les
 11

 
an

d 1
2)

. 
 

Si
de

ya
rd

 B
ui

ld
in

g:
 a

 b
uil

din
g 

tha
t o

cc
up

ies
 o

ne
 si

de
 o

f t
he

 lo
t w

ith
 a

 se
tba

ck
 to

 
the

 ot
he

r s
ide

. 
 

Si
de

wa
lk:

 th
e p

av
ed

 la
ye

r o
f th

e p
ub

lic
 fro

nta
ge

 de
dic

ate
d e

xc
lus

ive
ly 

to 
pe

de
str

ian
 

ac
tiv

ity
.

Sp
ec

ial
ize

d B
ui

ld
in

g:
 a 

bu
ild

ing
 th

at 
is 

no
t s

ub
jec

t to
 R

es
ide

nti
al,

 C
om

me
rci

al,
 or

 
Lo

dg
ing

 cl
as

sifi
 ca

tio
n. 

Mo
st 

sp
ec

ial
ize

d b
uil

din
gs

 ar
e d

ed
ica

ted
 to

 m
an

ufa
ctu

rin
g 

an
d t

ra
ns

po
rta

tio
n, 

an
d a

re
 di

sto
rte

d b
y t

he
 tr

aje
cto

rie
s o

f m
ac

hin
er

y. 
 

 
Sp

ec
ial

 D
ist

ric
t (

SD
): 

Sp
ec

ial
 D

ist
ric

t d
es

ign
ati

on
s 

sh
all

 b
e 

as
sig

ne
d 

to 
ar

ea
s 

tha
t, b

y t
he

ir i
ntr

ins
ic 

fun
cti

on
, d

isp
os

itio
n, 

or
 co

nfi 
gu

ra
tio

n, 
ca

nn
ot 

co
nfo

rm
 to

 on
e 

of 
the

 s
ix 

no
rm

ati
ve

 T
ra

ns
ec

t Z
on

es
 o

r f
ou

r C
om

mu
nit

y 
Ty

pe
s 

sp
ec

ifi e
d 

by
 th

is 
Co

de
. T

yp
ica

l D
ist

ric
ts 

ma
y 

inc
lud

e 
lar

ge
 p

ar
ks

, i
ns

titu
tio

na
l c

am
pu

se
s, 

re
fi n

er
y 

sit
es

, a
irp

or
ts,

 et
c.

St
an

da
rd

 P
ed

es
tri

an
 S

he
d:

 A
n a

re
a, 

ap
pr

ox
im

ate
ly 

cir
cu

lar
, th

at 
is 

ce
nte

re
d o

n a
 

Co
mm

on
 D

es
tin

ati
on

.  A
 P

ed
es

tria
n S

he
d i

s a
pp

lie
d t

o d
ete

rm
ine

 th
e a

pp
ro

xim
ate

 
siz

e 
of 

a 
Ne

igh
bo

rh
oo

d. 
 A

 S
tan

da
rd

 P
ed

es
tria

n 
Sh

ed
 is

 1
/4 

mi
le 

ra
diu

s o
r 1

32
0 

fee
t, a

bo
ut 

the
 di

sta
nc

e o
f a

 fi v
e-

mi
nu

te 
wa

lk 
at 

a l
eis

ur
ely

 pa
ce

. It
 ha

s b
ee

n s
ho

wn
 

tha
t p

ro
vid

ed
 w

ith
 a

 p
ed

es
tria

n 
en

vir
on

me
nt,

 m
os

t p
eo

ple
 w

ill 
wa

lk 
thi

s d
ist

an
ce

 
ra

the
r t

ha
n d

riv
e. 

Th
e o

utl
ine

 of
 th

e s
he

d m
us

t b
e r

efi 
ne

d a
cc

or
din

g t
o a

ctu
al 

sit
e 

co
nd

itio
ns

, p
ar

tic
ula

rly
 a

lon
g 

tho
ro

ug
hfa

re
s. 

(S
om

eti
me

s 
ca

lle
d 

a 
“w

alk
sh

ed
” o

r 
“w

alk
ab

le 
ca

tch
me

nt.
”) 

Se
e P

ed
es

tri
an

 S
he

d.
 

St
or

y:
 a

 h
ab

ita
ble

 le
ve

l w
ith

in 
a 

bu
ild

ing
 o

f n
o 

mo
re

 th
an

 1
4 

fee
t in

 h
eig

ht 
fro

m 
fi n

ish
ed

 fl o
or

 to
 fi n

ish
ed

 ce
ilin

g. 
At

tic
s a

nd
 ra

ise
d 

ba
se

me
nts

 a
re

 n
ot 

co
ns

ide
re

d 
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sto
rie

s f
or

 th
e p

ur
po

se
s o

f d
ete

rm
ini

ng
 bu

ild
ing

 he
igh

t. 
 

St
re

am
sid

e 
Co

rri
do

r: 
the

 z
on

e 
wi

thi
n 

wh
ich

 a
 w

ate
rw

ay
 fl 

ow
s, 

its
 w

idt
h 

to 
be

 
va

ria
bly

 in
ter

pr
ete

d a
cc

or
din

g t
o t

he
 Tr

an
se

ct 
Zo

ne
.

 
  

St
re

et
 (S

T)
: a

 lo
ca

l u
rb

an
 th

or
ou

gh
far

e o
f lo

w 
sp

ee
d a

nd
 ca

pa
cit

y. 
Its

 pu
bli

c f
ro

nt-
ag

e 
co

ns
ist

s o
f r

ais
ed

 cu
rb

s d
ra

ine
d 

by
 in

let
s a

nd
 si

de
wa

lks
 se

pa
ra

ted
 fr

om
 th

e 
ve

hic
ula

r la
ne

s b
y a

 pl
an

ter
 an

d p
ar

kin
g o

n b
oth

 si
de

s. 
Th

e l
an

ds
ca

pin
g c

on
sis

ts 
of 

re
gu

lar
ly 

pla
ce

d s
tre

et 
tre

es
. T

his
 ty

pe
 is

 pe
rm

itte
d w

ith
in 

the
 m

or
e u

rb
an

 Tr
an

se
ct 

Zo
ne

s (
T4

-T
6)

.
St

re
et

sc
ap

e:
the

 ur
ba

n e
lem

en
t th

at 
es

tab
lis

he
s t

he
 m

ajo
r p

ar
t o

f th
e p

ub
lic

 re
alm

.  
Th

e s
tre

ets
ca

pe
 is

 co
mp

os
ed

 of
 th

or
ou

gh
far

es
 (tr

av
el 

lan
es

 fo
r v

eh
icl

es
 an

d b
icy

cle
s, 

pa
rki

ng
 la

ne
s f

or
 ca

rs,
 an

d s
ide

wa
lks

 or
 pa

ths
 fo

r p
ed

es
tria

ns
) a

s w
ell

 as
 th

e v
isi

ble
 

pr
iva

te 
fro

nta
ge

s (
bu

ild
ing

 fa
ca

de
s a

nd
 el

ev
ati

on
s, 

po
rch

es
, y

ar
ds

, fe
nc

es
, a

wn
ing

s, 
etc

.),
 an

d t
he

 am
en

itie
s o

f th
e p

ub
lic

 fro
nta

ge
s (

str
ee

t tr
ee

s a
nd

 pl
an

tin
gs

, b
en

ch
es

, 
str

ee
tlig

hts
, e

tc.
).

St
re

et
sc

re
en

:s
om

eti
me

s 
ca

lle
d 

St
re

etw
all

. A
 fr

ee
sta

nd
ing

 w
all

 b
uil

t a
lon

g 
the

 
fro

nta
ge

 lin
e, 

or
 co

pla
na

r w
ith

 th
e f

ac
ad

e, 
oft

en
 fo

r t
he

 pu
rp

os
e o

f m
as

kin
g a

 pa
rk-

ing
 lo

t fr
om

 th
e t

ho
ro

ug
hfa

re
. S

tre
ets

cre
en

s [
sh

ou
ld]

 be
 be

tw
ee

n 3
.5 

an
d 8

 fe
et 

in 
he

igh
t a

nd
 co

ns
tru

cte
d 

of 
a 

ma
ter

ial
 m

atc
hin

g 
the

 a
dja

ce
nt 

bu
ild

ing
 fa

ca
de

. T
he

 
str

ee
tsc

re
en

 m
ay

 be
 a 

he
dg

e o
r f

en
ce

 by
 W

ar
ra

nt.
 S

tre
ets

cre
en

s s
ha

ll h
av

e o
pe

n-
ing

s 
no

 la
rg

er
 th

an
 is

 n
ec

es
sa

ry 
to 

all
ow

 a
uto

mo
bil

e 
an

d 
pe

de
str

ian
 a

cc
es

s. 
 In

 
ad

dit
ion

, a
ll s

tre
ets

cre
en

s o
ve

r [4
 fe

et]
 hi

gh
 sh

ou
ld 

be
 [3

0%
] p

er
me

ab
le 

or
 ar

tic
ula

ted
 

to 
av

oid
 bl

an
k w

all
s.

 
Su

bs
ta

nt
ial

 M
od

ifi 
ca

tio
n:

 a
lte

ra
tio

ns
 to

 a
 b

uil
din

g 
tha

t a
re

 va
lue

d 
at 

mo
re

 th
an

 
50

%
 of

 th
e r

ep
lac

em
en

t c
os

t o
f th

e e
nti

re
 bu

ild
ing

, if
 ne

w.
 

TD
R 

- T
ra

ns
fe

r o
f D

ev
elo

pm
en

t R
ig

ht
s:

 a
 m

eth
od

 o
f r

elo
ca

tin
g 

ex
ist

ing
 zo

nin
g 

rig
hts

 fr
om

 a
re

as
 to

 b
e 

pr
es

er
ve

d 
as

 o
pe

n 
sp

ac
e 

to 
ar

ea
s 

to 
be

 m
or

e 
de

ns
ely

 
ur

ba
niz

ed
.

 
TD

R 
Re

ce
ivi

ng
 A

re
a:

 an
 ar

ea
 in

ten
de

d f
or

 de
ve

lop
me

nt 
tha

t m
ay

 be
 m

ad
e m

or
e 

de
ns

e b
y t

he
 pu

rch
as

e o
f d

ev
elo

pm
en

t r
igh

ts 
fro

m 
TD

R 
Se

nd
ing

 A
re

as
. 

TD
R 

Se
nd

in
g 

Ar
ea

: a
n 

ar
ea

 p
re

vio
us

ly 
zo

ne
d 

for
 d

ev
elo

pm
en

t w
ith

in 
the

 d
es

ig-
na

ted
 R

es
er

ve
d 

Op
en

 S
ec

tor
 (O

2)
. T

he
 d

ev
elo

pm
en

t r
igh

ts 
as

sig
ne

d 
to 

thi
s l

an
d 

ma
y b

e 
pu

rch
as

ed
 fo

r T
DR

 R
ec

eiv
ing

 A
re

as
. T

he
 se

nd
ing

 a
re

as
, v

oid
ed

 o
f t

he
ir 

de
ve

lop
me

nt 
rig

hts
, a

re
 re

-a
llo

ca
ted

 to
 th

e P
re

se
rve

d O
pe

n S
ec

tor
 (O

1)
.

Te
rm

in
at

ed
 V

ist
a:

 a
 lo

ca
tio

n 
at 

the
 a

xia
l c

on
clu

sio
n 

of 
a 

tho
ro

ug
hfa

re
. A

 b
uil

din
g 

loc
ate

d 
at 

a 
Te

rm
ina

ted
 V

ist
a 

de
sig

na
ted

 o
n 

a 
Co

mm
un

ity
 P

lan
 is

 re
qu

ire
d 

to 
be

 
de

sig
ne

d i
n r

es
po

ns
e t

o t
he

 ax
is.

Th
ird

 P
lac

e:
 a

 p
riv

ate
 b

uil
din

g 
tha

t i
nc

lud
es

 a
 s

pa
ce

 c
on

du
civ

e 
to 

un
str

uc
tur

ed
 

so
cia

l g
ath

er
ing

. T
hir

d P
lac

es
 ar

e u
su

all
y b

ar
s, 

ca
fés

, a
nd

 co
rn

er
 st

or
es

.
 

Th
or

ou
gh

fa
re

: a
 ve

hic
ula

r w
ay

 in
co

rp
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APPENDICES

APPENDIX A
SUMMARY EVALUATION OF KEY PROPERTIES

The following diagrams and tables summarize the development potential of  some of  the key properties of  the plan. “Key” properties refer 
to those properties who’s owner requested to be included in this study. Each key property has been assigned a letter (A through Q), is pro-
vided with a quick zoning reference plan and a rough proposal for development. Each has also been given two tables which compare some 
basic zoning and design implications of  the plan.

Each property plan proposes a street layout, lot subdivision plan, a general tree planting plan, parking and civic reserves and some average 
lot dimensions. If  the property plan includes pro-posed commercial development, an estimated gross commercial area has been identifi ed 
in sqft per story. For example, the plan for property “J” (“Mockingbird Hill”) includes a variety of  commercial building footprints which 
total a maximum of  146,100 sqft per story. Remember that Transect-based zoning allows for an enormous amount of  fl exibility, so the 
amount of  commer-cial square footage and dwelling units can vary substantially. For example, because the T4 and T5 zones allow for com-
mercial uses, total commercial space on property “J” can be even higher than what has been summarized on the property plan.

The fi rst table summarizes what is currently possible as of  right according to the existing zoning status of  each property. For example, 
property “J” (“Mockingbird Hill”) is 24.98 acres in size, is zoned A-1 General Agriculture, allows for a maximum lot coverage of  10% and 
a maximum number of  24 units.

The second table summarizes what the proposed design and SmartCode zoning would allow as of  right for each property. For example, 
property J (“Mockingbird Hill”) contains 10.37 develop-able acreage of  property (not including streets, parks and parking reserves) sub-
divided into a to-tal of  106 lots. Of  this 10.37 acres, 2.94 acres are zoned as Urban General T5-2, the densest pos-sible condition. Within 
those 2.94 acres are 35 lots. In the SmartCode, dwelling unit density is dependent on parking availability and can be increased if  parking 
spaces are shared by different uses. Therefore, the maximum allowable unit count is open (See Tables 11 and 12 of  the attached Smart-
Code). For simple example purposes, however, if  each of  the thirty-six T5-1 lots on prop-erty J can hold only two parking spaces, a total 
of  72 units are possible on 3.96 acres. 

All property owners are encouraged to study the proposal for their parcels in detail in order to discern the precise benefi ts and implications 
provided for by the SmartCode. Remember also that each transect zone allows for multiple types of  uses. Allowable uses for each T-zone 
are summa-rized in Table 10 of  the SmartCode.

APPENDIX B
GALLERY OF CHARRETTE WORK

The images displayed are of  the work initially done by the Urban Design Studio during the Charrette (design workshop) in Saucier Missis-
sippi from the dates of  September 11 to September 19, 2006. These do not necessarily refl ect on the design of  the fi nal proposal and are 
shown as a basis to view the progress of  the project.
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Current Zoning

PROPERTY A

Acreage of  Property 25.7
Existing Zoning A-1 General Agriculture
General Summary of  Allowable 
Uses

Agriculture and related 
farming operations
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 25
PROPERTY B

Acreage of  Property 5.69
Existing Zoning E-1 Very Low Dens. Res.
General Summary of  Allowable 
Uses

Agriculture and related 
farming operations
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 1

Proposed Zoning

PROPERTY A
Zone Developable 

Acreage Per 
Zone

Number of 
Lots Per 
Zone

Percentage 
Lot Cover-
age

T-3 4.86 12 50%
T-4.1 3.41 35 60%
T-4.2 1.88 14 70%
T-5.1 - - -
T-5.2 - - -
Civic 0.4 - -
Total 10.55 61 -
PROPERTY B
Zone Developable 

Acreage Per 
Zone

Number of 
Lots Per 
Zone

Percentage 
Lot Cover-
age

T-3 0.39 1 50%
T-4.1 2.52 18 60%
T-4.2 2.04 24 70%
T-5.1 - - -
T-5.2 - - -
Civic - - -
Total 4.95 43 -
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Current Zoning

PROPERTY C

Acreage of  Property 39.04
Existing Zoning E-1 Very Low Density Residential 

(8.81ac),
A-1 General Agriculture (30.23ac)

General Summary of  Allow-
able Uses

Agriculture and related farming 
operations
     - (Zone E-1 only)
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 32

Proposed Zoning

PROPERTY C

Zone Developable 
Acreage Per 
Zone

Number 
of  Lots Per 
Zone

Percentage Lot 
Coverage

T-3 7.43 14 50%
T-4.1 4.09 24 60%
T-4.2 7.28 82 70%
T-5.1 2.79 41 80%
T-5.2 0.98 6 80%
Civic 4.7 1 -
Total 27.27 168 -
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Urban Center - T-5-2

Urban Center - T-5-1

General Urban - T-4-2

General Urban - T-4-1

Sub-Urban - T-3

Civic Parking Reserve - CP

Civic Building Reserve - CB

Civic Space Reserve - CS



Current Zoning

PROPERTY D

Acreage of  Property 1.74
Existing Zoning R-1 Low Density Residential
General Summary of  Allow-
able Uses

Home occupation
Public park
Detached single- household

Max Lot Coverage 40%
Allowable Units 12
PROPERTY E

Acreage of  Property 1.01
Existing Zoning R-1 Low Density Residential
General Summary of  Allow-
able Uses

Home occupation
Public park
Detached single- household

Max Lot Coverage 40%
Allowable Units 7
PROPERTY F

Acreage of  Property 1.19
Existing Zoning R-1 Low Density Residential
General Summary of  Allow-
able Uses

Home occupation
Public park
Detached single- household

Max Lot Coverage 40%
Allowable Units 8
PROPERTY I

Acreage of  Property 0.47
Existing Zoning C-2 General Commercial
General Summary of  Allow-
able Uses

Public Park
Retail
Offi ce
Civic

Max Lot Coverage 60%
Allowable Units 2
PROPERTY M

Acreage of  Property 0.29
Existing Zoning C-2 General Commercial
General Summary of  Allow-
able Uses

Public Park
Retail
Offi ce
Civic

Max Lot Coverage 60%
Allowable Units 1
PROPERTY N

Acreage of  Property 0.22
Existing Zoning C-2 General Commercial
General Summary of  Allow-
able Uses

Public Park
Retail
Offi ce
Civic

Max Lot Coverage 60%
Allowable Units 0

Proposed Zoning

PROPERTY D

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 1.51 unspecifi ed 70%
T-5.1 - - -
T-5.2 - - -
Civic 0.23 1 -
Total 1.74 <1 -
PROPERTY E

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 0.89 9 70%
T-5.1 - - -
T-5.2 - - -
Civic - - -
Total 0.89 9 -
PROPERTY F

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 1.19 13 80%
T-5.2 - - -
Civic - - -
Total 1.19 13 -
PROPERTY I

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 0.47 7 80%
T-5.2 - - -
Civic - - -
Total 0.47 7 -
PROPERTY M

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 0.29 2 80%
T-5.2 - - -
Civic - - -
Total 0.29 2 -
PROPERTY N

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 0.22 3 80%
T-5.2 - - -
Civic - - -
Total 0.22 3 -
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Current Zoning

PROPERTY J

Acreage of  Property 24.98
Existing Zoning A-1 General Agriculture
General Summary of  Allow-
able Uses

Agriculture and related farming 
operations
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 24
PROPERTY O

Acreage of  Property 6.77
Existing Zoning E-1 Very Low Density Residen-

tial (5.69ac),
R-1 Low Density Residential 
(1.08ac)

General Summary of  Allow-
able Uses

Agriculture and related farming 
operations
     - (Zone E-1 only)
Home occupation
Public park
Detached single- household

Max Lot Coverage 40%
Allowable Units 8

Proposed Zoning

PROPERTY J

Zone Developable Acreage Per Zone Number of  Lots Per Zone Percentage Lot Coverage
T-3 - - -
T-4.1 - - -
T-4.2 2.73 33 70%
T-5.1 3.96 36 80%
T-5.2 2.94 35 80%
Civic 0.74 2 -
Total 10.37 106 -
PROPERTY O

Zone Developable Acreage Per Zone Number of  Lots Per Zone Percentage Lot Coverage
T-3 - - -
T-4.1 - - -
T-4.2 2.78 31 70%
T-5.1 0.95 15 80%
T-5.2 - - -
Civic 0.28 1 -
Total 4.01 47 -
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Urban Center - T-5-2

Urban Center - T-5-1

General Urban - T-4-2

General Urban - T-4-1

Sub-Urban - T-3

Civic Parking Reserve - CP

Civic Building Reserve - CB

Civic Space Reserve - CS



Current Zoning

PROPERTY G

Acreage of  Property 5.09
Existing Zoning E-1 Very Low Density Resi-

dential
General Summary of  Allow-
able Uses

Agriculture and related farm-
ing operations
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 1
PROPERTY H

Acreage of  Property 1.28
Existing Zoning R-1 Low Density Residential
General Summary of  Allow-
able Uses

Home occupation
Public park
Detached single- household

Max Lot Coverage 40%
Allowable Units 9
PROPERTY K

Acreage of  Property 0.31
Existing Zoning R-1 Low Density Residential
General Summary of  Allow-
able Uses

Home occupation
Public park
Detached single- household

Max Lot Coverage 40%
Allowable Units 2
PROPERTY L

Acreage of  Property 2.89
Existing Zoning R-1 Low Density Residential 

(1.67ac),
C-2 General Commercial 
(1.22ac)

General Summary of  Allow-
able Uses

Home Occupation - (Zone 
R-1 only)
Detached sing- household 
- (Zone R-1 only)
Retail - (Zone C-2 only)
Offi ce - (Zone C-2 only)
Civic - (Zone C-2 only)
Public Park

Max Lot Coverage 60%
Allowable Units 17

Proposed Zoning

PROPERTY G

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 0.31 4 80%
T-5.2 0.57 8 80%
Civic 1.1 2 -
Total 1.98 14 -
PROPERTY H

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 0.48 5 80%
T-5.2 0.6 5 80%
Civic - - -
Total 1.08 10 -
PROPERTY K

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 - - -
T-5.2 0.31 4 80%
Civic - - -
Total 0.31 4 -
PROPERTY L

Zone Developable 
Acreage Per 
Zone

Number of  
Lots Per Zone

Percentage Lot 
Coverage

T-3 - - -
T-4.1 - - -
T-4.2 - - -
T-5.1 1.02 15 80%
T-5.2 0.44 3 80%
Civic - - -
Total 1.46 18 -
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Current Zoning

PROPERTY P

Acreage of  Property 16.21
Existing Zoning A-1 General Agriculture
General Summary of  Allow-
able Uses

Agriculture and related farming 
operations
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 16
PROPERTY Q

Acreage of  Property 9.56
Existing Zoning E-1 Very Low Density Resi-

dential (7.14ac),
R-2 Medium Density Residen-
tial (2.42ac)

General Summary of  Allow-
able Uses

Agriculture and related farming 
operations
     - (Zone E-1 only)
Duplex - (Zone R-2 only)
Home occupation
Public park
Detached single- household

Max Lot Coverage 10%
Allowable Units 19

Proposed Zoning

PROPERTY P

Zone Developable Acreage Per Zone Number of  Lots Per Zone Percentage Lot Coverage
T-3 - - -
T-4.1 6.28 50 60%
T-4.2 3.57 44 70%
T-5.1 - - -
T-5.2 - - -
Civic - - -
Total 9.85 94 -
PROPERTY Q

Zone Developable Acreage Per Zone Number of  Lots Per Zone Percentage Lot Coverage
T-3 5.99 21 50%
T-4.1 0.81 5 60%
T-4.2 - - -
T-5.1 - - -
T-5.2 - - -
Civic - - -
Total 6.8 26 -
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Urban Center - T-5-2

Urban Center - T-5-1

General Urban - T-4-2

General Urban - T-4-1

Sub-Urban - T-3

Civic Parking Reserve - CP

Civic Building Reserve - CB

Civic Space Reserve - CS
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