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Introduction

 
���� ��� 	
�� �
���� ������� ��
		 ����� 
����� ������
 �
�� ����
their downtowns drained by businesses in the outlying areas of the 
city.  Shopping centers and commercial strips have replaced what was 
���� ��� �� �� 
������ � ��� ��������� ���	�� ���� 
��������� ���
�	
��������� ���� 	
��� ������� ������ 
�� ������
	 �������� ��	����
today’s downtowns are facing major economic hardship.  Most small 
����� �
���� 
!��� ��� �
�"�� ����
��� ������
�� �� ���� ��� ��
����
for their high vacancy rates and poor mix of retail tenants. Therefore, 
they are struggling to compete with the big retailers and shopping center 
developers.

#��
�$� ������� ����������� �� �����
		� ���	�����
�������� 
�� ���"	� 
�
���� �� ��� ����� ��
stores and new ways to shop.  Rapidly changing 
������� ����������� 
�� ����� �
%���� ��
��
��������� ��� �� ��		��� 
�� 
�	� �� 
�
�� ���"	��
The number and variety of new products and services 
����� ��������� ���� ��� �
�"���	
�� ��
��
businesses must be more alert and responsive.  
Therefore, businesses need to understand their trade 
area to improve sales; explore business development 
�����������& 
��� ��������
�� ��� ��������
������
��� �� ��������� ��� ��� ���� ���	� ���
be strictly on retail, it should instead place a new 
����
��� �� ��� �
���	
� �������� �� ��������� ���
assets, history and uniqueness.1 

'���� ��� ���" �� ��� (������� )���	������ 
��
*��"����� �����%�� �� ��� +���������� -	� ��
��
Plan for Opportunity, the downtown or city centers of 
��� ������$� ���	�� ������
	���� 
�� 
 �
/�� �����

<���� =����
�� >
����
 �� ���� ?@@A� �
��
businesses and residents have located in the 
�������� ������ �� ��� ������ �� ���
�� ��	����
�	��
��� ������������ �����
��� ����� �� ����
���

�� ����� �
����� ��
� �
�� �
�� �� ��B�	� 
��
�D�� ��������������� �� �
���
�� ��������� �� ���
��
�����
	 ���� ������� 
�� ��
��
	 ��������������
-���� �� ��� �����%��� <������ +����������
E	
����� 
�� )���	������ )������� 	
����� 
�
inventory study of downtowns  based on the 


������� ��
� ��� ���
�	 ����� 	�D �
�� �
�
�� ��	����� 
��
��������� �� ������ ������� 
�� ��
� ����� ���	� �� 
 �������F
���
�� ����� ��������� ��� ��G		 
��H�� 
�
���� ����� ��� ��������
	�
��������
	 �� ��	�� ���2 

'���� ��� ���������� �������� ���G	�� �
�� ���� ���
�	����� ��� �
��
�� ��� I? ������
	���� 
	��� ��� -	� ��
��� � ����� ���������� ��
�
�� ���� �
� �������� 
	��� ���� 
 ���
�� �� 
�� �J����� �	
��
related to downtown development.  Lastly, a business sector analysis 
was conducted to give a broad overview of the types of businesses and 
services that are currently located in each downtown and to measure 
��� ��������� ����������� �� ����� ����������
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�������� 
������� ������� � �� ��� ������

• I? ����� 
�� IK?K �������� ���� ������������

• The combined occupancy rate for downtowns is 90%.

• 7 downtowns have an occupancy rate of 95% or greater.

• Long Beach and Ocean Springs boast the highest occupancy at 96%.

• Moss Point has the lowest occupancy at 87%.

• -��������� �� 
 ����
	��� ������ �� ���������� #��� �� ������
�� ���
�� �� ���������� ����	�H���������

• U�������
	 �� ��
�	� �����J������ �� ��� ���� �� ����������

• I@ ��������� ���� ������ ������
	 ��� ������ �� ��� V������W U����
��� �
�������

• X��� Y�
��� E
�� ������
� 
�� *
��	
�� ���� �����
�� �� ������ ������
	 ��� ������ �� Z��� 
�� Y����
�� ���
�	���������

• =
	� �� [ �� ��� ��������� ���� �����
�� �� ������ ������
	 �� ���� ���
��	 
�� -����
	 +����
������

• �		 I? ����� �
�� ���� ������
	 �� ���� ��� �����
���� ������

• ���� 	�
���� 
�� ������ �� ��������� ���� II �� ��� I? ����� �
���� 
 ������ �� �������� �� ����H������ ����	������ �� �����
comprehensive plans.
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History and Background
#�� ������
	 ��%	����� �� ���������
� Y
� <�� X��� �
� ���
�	����� ��
I[\\ �� ��� Z����� �J�	����� �$]�����		� 
�� Y�����		�� >���� ��� ��
��
����	� 
� ^��� Y
� �� <�� X����_ �� ��� �
�	� I`@@$� �� �B��
		� ���" �� ���
�
�� �� <���	������� 
D�� 
 ����$� ����� �
��� #���
� <���	��� <���	��
������� �� ��� ���� 
�� �D�� ��	������ �
�	 �� ��� ����� ���� ���
����
#�� ��������
��� �� ��� ���� ���� ��� �
�� �� Y
� <�� X��� �
� ���
G��� 
�� �� ��� ��� +���������� 	����	
��� �� I`I`� ]� �
� �	
��� �� ��
the state capital, but in a suspenseful last minute vote, was beat out by 
k
����F z ����� ���� 	��� ��� ��	� �� {
�"����

Through the centuries, Bay St. Louis has grown into a center for arts with 

 ��������� 
�� ���� �����
�� ���
���� �� ���������� Z�� ���� �����
centuries, Bay St. Louis has been home to colorful characters, fanciful 
��	������ 
�� 
� ������
��� �������� �������3   

Current Downtown Plans
�� �J����� ���� ��� Y
� <�� X���
Comprehensive Plan. 

Downtown and Retail Development
-��X I| +
���
�� 
 ��
	��� ���
�	 
�� ��
		
������� ��������� ����� 
%�
��� ��������
���� 
����� ��� ������ 
�� ����	� ���"��� ��
establish second homes in Bay St. Louis.

��/����� I| �������� ��J�� ��
development in the downtown area to 
�����
�� ��������
	 	����� 
��
� ����
��������
	 
�� ���������������� 	
��
���� ]� �� ������
�� ��
� ��� ��J�� 	
��
use contribute to one another and do not 
detract from each other.

-��X ?| +
���
�� 
�� �
�"�� ��������� �	��
	

�� ���	����
	 
�� �����
���
	��
��� ������
in Bay St. Louis.

��/����� I| (��
�	��� 
 �	
F
 ��
downtown Bay St. Louis in the proposed 
�
�������� �
�"�
��/����� ?| (����
�� 	�D 
�� �
		���
��
�� �� ��� )���� )��������

-��X }| E�	�� ��	����� ��		 ���
�� ��
downtown Bay St. Louis, to bring people into 
�������� 
� 
		 ���� �� ��� ��
��

��/����� I| (����
�� ��� ����� �� ����	� ����� ��	����� 
��
reuse these buildings for daily county business in downtown Bay St. 
Louis.
��/����� ?| (��
�	��� 
 �
�"��� �
�
�� �� �������� Y
� <�� X���

-��X ~| (��
�	��� 
 ��	�� �
���
 �� �� 
���� ��� �������� 
��
�
-��X A| (J�	��� ������ �� ����	�� 
�� ������	�� ��������� 
��
housing in Bay St. Louis.

��/����� I| (��
�	��� ��� =
����" ����� U������ Y������
������� �������� ����� ��� ����	� ���"��� �� ����	�� ���������
and housing developments to coordinate permits, programs and 
��������� ��
� �
� �� 
�
�	
�	� ��� ������	�������
��/����� ?| (��
�	��� 
�� �
���
�� ��	����� �������� �
�
 
��
�
����
	� ���������� �
/�� ��������
	 
�� ��������
	 ���������

�
�	
�	�� ���"����� 
�
�	
��	���� �
J��� �����	�� 
�� ����� �
%���
�������� �� 
%�
���� ��������� �� Y
� <�� X����
��/����� }| +
"� 
� �!����� �!��� �� ����� �� ������	�� �
�
��
��������
	 ��������� 
	��� �
/�� ��
��
��� ������
		� =����
� \@
and the downtown area.4  
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History and Background
Z����� �� E����� X� +���� �$]�����		� �� I[\\� Y�	�J� ���" ��� �
��
���� ��� Y�	�J� ]���
��� *��� +���������� ���
�� 
 ��
�� �� I`IK�
Y�	�J� �
� 
	��
�� "���� ��� ��� ��
��	 ������ �
�� �	� ����F�� 
��
��
����� ]� ���� 
� 
 ������ ����� =���	� ���� ���
�	����� �� I`~` 
��
��� Y�	�J� 	�������� �
� ��	� �� ������� �
���
���
	 
�����
��� �� ���
steamboats, schooners and sailboats that used the Mississippi Sound. 

(
�	� �� ��� ?@�� ������� Y�	�J� ���
�� "���� 
� ��� <�
���� �
���
	 ��
the World as approximately 40 seafood factories operated in 
��� ����� *��� ������
$� ����� ���� *��	� *
� ]]� >���	�� ���
Z���� Y
�� ���
�� 
 �
�� �� ��� ����� X��
��� �� ��� ��
��
of the Biloxi peninsula, downtown is the historic core of the 
���� �� Y�	�J�� ]� �� 
 �	
�� G		�� ���� ���
�"
�	� ��������
��
�
����� 
�� ��
���� ��� Y�	�J�
���
� �J���	�G�� ��
anchors such as City Hall and Mary Mahoney’s Restaurant, 
and community venues and events such as the Saenger 
#��
���� +
��� -�
� �
�
���� 
�� ��� Y�	�J� Z
�����
+
�"���5   

Current Downtown Plans
E
�� �� Y�	�J�$� ������������� E	
� �� ��� )�������
U����
	�F
��� <��
����� #�� <��
���� ��	���� ��� ��		�����
"�� ����� �� ����
�� 
 ^)������� U��
���
���_ �� Y�	�J�|

� ����� 
 �	
�� ���
�	��� 
��
	 ��
	�� ������ ���������

�� "��� ��� �������� ����	���

� Y�	� �������� ����	������ �
�
���� V��
� 
�� G��
	
��������� ���������� ����	������ ���	
����� ����W

� E	
� ��� 
�� ������ �� ��	�� ����
������� V�
���	
�	�
��
��� ��	�� �
�"���W

� #
"� �		 
��
��
�� �� Y�	�J�$� ������ �
�"�� V��
���
��� 
 ������� ������
������� 
�� �����
	 ������
��������W

• Carefully control design between US 90 and Vieux 
+
���� V�� ������� ��� �
����� ���� ��� ��������
�������� ����W

� ���
�� 
 �������� ������ ���
���� V�� 
%�
��
residents such as casino employees, young 
����������
	�� ���	
� �
���� ��������� 
���� �	���

�	��� 
�� �������W

� ���
�� 
�� �
�"�� 
 ��������� ������� ��� ��������
Biloxi

�������
		�� ��� ���� �����G�� 
 ����� �� "�� ���/���� �� �
�
	�F�
�������� �����
	�F
���|

� Z����� X���
��
� X
���� <����� V
����� =����
� \@ ���� =
�� U��" �
����W
� Z����� Z����
	 ��������
� )�� +
��� X���� >���� {�� Y�	��
��
� =��
�� ����� <�������
��
� U� +
���	�
 X��"
� )������� Z
�
�� (��
��������6
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History and Background
]� ��� I\K@� ��� ������
	 ����	����� 
�� ��� G��� �������� ��
)�
������
� ���������� ��	���� =
�
��
� ��	
�� ������� ���� ���
����� ����	
��� 
�� �
������ #�� ���� �� )�
������
� �
� �
���

D�� )�
���� =�
�� =
�
��� #�� ������� �� 
��	��� ��������
the city with most of the roads named with Hawaiian names and 
the various community centers and private homes designed with a 
=
�
��
� 	��"� ������
		� )�
������
� �
� �������� �� 
���
	 �� 
�
�	��� ������
���� 	��"��� ��� 
 �	
�� �� ������ ���� ��� �� �
� �	��	�
��
���� ���� 
 ��������� �������� �� 
 �
����� �� 
�� ������ ]� ��
+����������$� ������ ����� ��������
��� �� Z���
�� [� ?@I?�7 

Current Downtown Plans
)�
������
� ������	� 
������ ��� G��� ������������� E	
� ��
<�������� �� ?@I?� �� ��� Z��� X
�� '�� ��
���� �����
���� ���
]������
�� ��������
	� -
����� � U����� ���
 �� �������� ��� ��� 
��
�
���� �� ��� ]������
�� I@ �������
����

�� �� ����� 
	�� �� ��� ������������� E	
�� ��� �J����� ��������
	

��
 ����� �� ��� ]�I@ �������
��� �� ��� �J������ �� �� 
� ������� ��

� 	
��� �� ��
	� ����
��� �� ��� �J������ ����	������ ���� �� ]�I@�
#��������� �!�� 
��
� �
� �� 	������ �� 	
����
���� 
�� �J������
����
�"� �� 
������ ���� 
 ���
	 ���
�
��� 
� ��		 
� 
 ���� �
������8 
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Background and History
#�� ����$� �
���
"� E����� X�+����� <��� �$]�����		� �J�	���� ��� 
��


D�� 	
����� �� ��� -	� ��
�� �� I[\\� #�� �������� �� )$]�����		�
�
� 
	�
�� �
� 
 ������
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Current Downtown Plans
The following excerpt from the city’s comprehensive plan jointly supports 
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Current Downtown Plans
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Current Downtown Plans
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Partner with Harbor
The proximity of the harbor to the downtown district provides a 
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Report of March 7, 2007, the redevelopment of the harbor has the 
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became the site of several sawmills that produced lumber from the 
surrounding Piney Woods area.  By the late 1890’s, Moss Point was the 
largest exporter of pine lumber in the world.

�D�� ��� X���	�
� E��� �
� ����
		� ��
��� ���� ��� +����������
landscape, Moss Point became home to paper mills that used remnants 
�� ��� �� ������ 
�� ������
�� ������ ����� �� �
"� "�
D �
���� +���
Point was incorporated in 1901 and moved on to become an “industrial 
city” comprised of paper mills and a shipbuilding industry.16 

Current Downtown Plans
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for development and redevelopment may be located in the downtown 
area.  Since many of these areas have been previously developed, there 
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downtown waterfront.17  
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Current Downtown Plans
The following excerpts from the City of Ocean Springs Comprehensive 
Plan focus on downtown development:
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The area commonly is described as the “heart” of Ocean Springs and for 
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concentrated.  

The environment was and is designed to bring people into close contact 
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•  Cultural development.19 
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United States. The village of Pascagoula was incorporated in 1838 and 
in 1904, Pascagoula and the village of Scranton, which had sprung up 
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Current Downtown Plans
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the City. Views of the water and marshlands can be seen from many City 
streets. 
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With proper guidance such concerns can be addressed, allowing a more 
vital urban environment to be created.  
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became a main trading center on the Mississippi 
Sound.  
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Pass.  Tourists followed in their path bringing about 
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Background and History
Waveland was originally a part of the old Shieldsboro, which included 
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• City buildings should be placed 
in the downtown area and 
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with Main Street Managers to verify data.  
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assessment.  

• Apparel & General Merchandise:  Clothing stores, apparel and 
accessories, shoe stores

• Arts and Culture:  Museums, theatres, historical homes, art 
galleries

• ��������	
 New and used motor vehicles, auto parts, auto 
repair shops

• Casino/Casino Retail: Casinos and casino related retail, 
restaurants, lounges
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contractors, electrical contractors
• Food & Beverage: Restaurants, cafes, convenience stores, liquor 
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• Furniture & Fixtures: Z������ ������� 
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business furniture and equipment
• Government: ���� �
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owned buildings
• Lumber & Building Supplies: Lumber and building materials, 

saw mills, hardware

• Machinery, Equipment, Supplies: ]������
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supplies, farm equipment and tractors, marine equipment and 
supplies
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• Miscellaneous Services
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• Schools: private and public schools
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