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Draft Pearl River County Comprehensive Plan 
Executive Summary 

 
Introduction 
Pearl River County—one of the fastest growing 
counties in Mississippi—is at a critical stage of its 
history.  With a rural landscape providing a quality 
of life and abundant natural resources, its residents 
are committed to maintaining the character and 
sense of place that have made this County home to 
generations and newcomers hoping to benefit from 
the amenities of country life and small town living.   

Even prior to Hurricane Katrina, the County was 
experiencing rapid development, spurred by 
inexpensive land, high quality of life, and 
proximity to major employment centers such as 
New Orleans, Gulfport and Biloxi. Located 
adjacent to the communities hardest hit by 
Hurricane Katrina, Pearl River County has also had 
a surge in population as Gulf Coast residents 
relocate. Since Hurricane Katrina, growth rates 
have increased dramatically, with a 30.5-percent 
increase in population projected from 2005 to 2010. 

Critical land use decisions and development in the 
near future will shape the visual, physical, 
economic, and environmental character of the 
County for decades.  This Comprehensive Plan will 
provide policy and planning guidance on the 
future physical development of the County, and 
address a wide range of issues including but not 
limited to land use, transportation, water and 
wastewater utilities, economic development, and 
capital improvements. 

Housing 
As Pearl River County plans for the future, it is 
essential to provide and encourage access to safe, 
quality, affordable housing and to absorb the 
growing residential population of Pearl River 
County in a manner that maintains the natural, 
cultural, and economic resources of the County.   

Housing Goal 1:  Residents of Pearl 
River County will maintain the freedom 
to build homes for themselves and their 
family. 
Implementation Activities 

 Develop land use regulations that maintain the 
rural nature of agricultural and timber lands 
while allowing the traditional homesteading of 
those rural lands. 

 The County should continue its current practice 
of granting of building permits and the 
application of the building code in order to 
ensure that minimum safety requirements are 
being met in the permitting and construction of 
new housing. 

Housing Goal 2:  Housing development 
in Pearl River County will be in keeping 
with and enhance the local rural, small-
town character. 
Implementation Activities 

 Encourage developers to build developments in 
the conservation subdivision style. 

 Consider land use regulations to maintain rural 
style development and allow small communities 
to grow in an orderly method. 

Housing Goal 3:  Pearl River County will 
have affordable housing choices for 
residents of all ages and income levels. 
Implementation Activities 

 Partnerships with both for-profit and non-profit 
developers provide possible options for meeting 
future housing development needs. 

Housing Goal 4:   Housing development 
will be planned in concert with facilities 
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and infrastructure planning in order to 
meet basic services. 
Implementation Activities 

 Housing development should be focused into 
communities where public services and 
amenities are provided in order to focus county 
resources and conserve the rural lands. 

Housing Goal 5:  Pearl River County will 
promote development of residential 
neighborhoods that offer an inclusive 
mix of options for housing and 
transportation preferences.   
Implementation Activities 

 Encourage developers to build developments in 
the conservation subdivision style. 

 Develop a land use system that maintains the 
rural nature of agricultural and timber lands 
while allowing the traditional homesteading of 
those rural lands. 

 Focus the more densely planned housing 
development into communities where there are 
appropriate or significant public services and 
amenities. 

To accomplish the above goals, the County should 
develop and consider adopting land use controls to 
maintain the rural nature of agricultural and 
timber lands while allowing the traditional 
homesteading of those rural lands.  Such a system 
can also force or encourage denser housing 
developments to be focused into communities 
where public services and amenities are provided 
in order to focus county resources and conserve the 
rural lands. 

Transportation 
Transportation is a key component of planning for 
growth in Pearl River County.  Transportation 
systems both accommodate and encourage 
development, and thereby can help guide 
development and activity patterns in a way to most 
effectively meet community needs, while also 

conserving the County’s sense of place.  The 
establishment of community-wide goals will allow 
the County to optimize the use of available 
resources to effectively meet the needs and wishes 
of its constituency.  The Pearl River County 
Strategic Plan identifies both short-term and long-
term goals to improve the transportation network 
and increase the quality of life within the County.  
The transportation goals and their prescribed 
action items within the Strategic Plan are: 

Transportation Goal 1: Improve roads 
and road maintenance as identified.  
Implementation Activities 

 Educate the public on the need for better roads. 

 Promote a funding mechanism for regular 
maintenance. 

 Encourage cooperative efforts to improve road 
maintenance that address the needs within the 
County, not necessarily within supervisor 
districts. 

 Work with the Mississippi Department of 
Transportation Southern District Commissioner 
to enhance funding for new projects and 
maintenance projects. 

Transportation Goal 2: Adequate 
transportation for Pearl River County 
residents in need of supportive services 
for transportation to places of 
employment and to medical services.   
Implementation Activities 

 Survey other groups who have attempted to do 
this, especially for those needing access to jobs 
and health services. 

 Approach ministers and groups about possible 
participation in meeting this goal. 

 Investigate financial and legal aspects of such 
services. 
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 Solicit donations from private enterprise in the 
form of funds or vehicles. 
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Transportation Goal 3: Create a safe 
and efficient transportation network that 
addresses congested conditions and 
minimizes the potential for accidents. 
Implementation Activities 
 

 Give priority consideration to those projects 
which would alleviate existing safety concerns. 

 Explore transportation system management 
(TSM) strategies which serve to enhance the 
efficiency and safety of the transportation 
network in order to lessen congestion and 
improve air quality of the region. 

 Investigate transportation demand management 
(TDM) strategies which are designed to alter 
travel behavior in order to minimize congestion 
and provide viable and convenient 
transportation alternatives to driving alone, 
especially as the population begins to age.  

Community Image  
Lake Troy/Millard Development 
The rapid pace of land development in Pearl River 
County in recent years presents both opportunities 
and challenges to the future of the County.  
Development brings with it welcome economic 
growth, but if allowed to expand unregulated can 
result in the endangerment or even the loss of the 
very features that make Pearl River County so 
desirable a place to live: the pine forests, rolling 
hills, and branching streams that define the area’s 
geography.  The conceptual plan for the 
development of a new community in Millard on 
the proposed Lake Troy seeks to balance the 
financial imperatives of successful real-estate 
development with the responsibilities of 
environmental stewardship in a sustainable 
manner.  

At Lake Troy, the integration of resource 
management with strategies to maximize land 
value and quality of life is a driving factor behind 
the master plan.  In the design of the new Lake 
Troy community, the elements of the constructed 

“natural” environment—in the form of maintained 
wetlands, conservation zones, recreational trails, 
drainage swales, and Lake Troy itself—are 
carefully woven together to create a vibrant, viable 
community that takes full advantage of its unique 
setting to create a special place for residents and 
visitors. 

Community Image Goal 1: Design a new 
community that maintains the balance 
of Pearl River County’s natural 
environment. 
Implementation Activities 

 Provide for multiple neighborhoods of different 
size lots with natural areas between and within 
the neighborhoods.   

 Establish a Wetland Conservation Zone within 
the lake’s projected 100-year flood level to 
promote the health of the lake. 

 Use drainage swales (instead of deep ditches) to 
direct stormwater away from developed areas 
into wetlands and the lake. 

 Have drainage swales form natural “fingers” of 
green space that intersect with the developed 
areas, creating additional scenic views and 
recreational areas. 

 Create an extensive network of pedestrian and 
bike-only trails through the community’s 
conservation zones. These alternate 
transportation and recreation paths should be 
semi-paved with bark, mulch, and boardwalk, 
and connect neighborhood lots to one another. 

 It is suggested that an equestrian park and trails 
be established in the dam breach area, keeping 
the area mostly in a forested state. Permanent 
structures here are highly restricted due to 
safety concerns in the unlikely event of a dam 
breach, which makes a passive recreational 
activity such as horseback riding as ideal use.   
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Community Image Goal 2: Design Lake 
Troy community for the enjoyment of 
more than just the waterfront property 
owners. 
Implementation Activities 

 Design the neighborhoods to allow a view of the 
lake from homes that are not on the shoreline.   

 Have drainage swales form natural “fingers” of 
green space that intersect with the developed 
areas, creating additional scenic views and 
recreational areas. 

 Provide two public beaches along the western 
side of Lake Troy. 

 Offer boating opportunities on the lake with a 
public boat launch.  The ability to have both 
motorized and non-motorized vessels in the 
different areas of the lake will allow recreational 
opportunities for a variety of lifestyles.   

 The Dam Breach Zone should be used as a semi-
private Equestrian Park to maximize the 
available recreational space. 

 
Economic Development 
Economic prosperity is a healthy and expanding 
business community, offering quality employment 
opportunities and generous wages and benefits, 
and paying local taxes to support an improving 
infrastructure, and without lowering the sense of 
place or quality of life of all citizens of the county. 
To improve the economic prosperity of the county, 
the community and its leaders should consider 
goals that encourage and seek coordination and 
cooperation between the County, Cities, local and 
regional organizations, and private sector.  To help 
facilitate this coordination, the following goals and 
policies provide a guiding framework for the 
County to align with the efforts of local agencies 
and businesses as well as surrounding counties: 

 

Economic Goal 1:  Create an economic 
development culture that encourages 
inclusivity, multi-scale collaboration, 
and outreach to other entities in the 
region and the state. 
Implementation Activities 

 Develop programs that will include all 
organizations in the county, including public, 
private and social interest groups. 

 Partner with local businesses, industry groups, 
and neighboring counties in cooperative 
marketing programs. 

 Maintain involvement with state and regional 
groups to keep abreast of programs, sources of 
funding, and opportunities to working together 
to promote the county and the region. 

 Identify regional collaboration opportunities 
with the MS Gulf Coast Alliance, Mississippi 
South, Inc., and Southern Mississippi Planning 
and Development District. 

 Coordinate with the Comprehensive Economic 
Development Strategy (CEDS) 2007-2012 for 
joint funding/financing of economic 
development projects with regional scope. 

Economic Goal 2:  Promote a network 
of services that will support the growth 
and prosperity of Pearl River County’s 
existing business sector and will attract 
both entrepreneurs and successful 
established companies from outside the 
county. 
Implementation Activities 

 Develop industrial, technology and business 
parks in the region. 

 Promote quality of life as an amenity to potential 
workers and business owners. 
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 Support a strong retail and service sector that 
will foster downtown, commercial and tourism 
development.  

 Coordinate financial assistance programs and 
support systems for small business.  

 Support local businesses by offering advantages 
in competitive public contracts for goods and 
services. 

 Partner with the Chamber of Commerce and 
other organizations to publicize and celebrate 
the opening of new businesses in the county. 

Economic Goal 3: Develop the physical 
infrastructure required to support the 
growth and vitality of the region’s 
economy.  
Implementation Activities 

 Improve water, wastewater systems, roads, and 
road maintenance to accommodate growth. 

 Encourage the expansion of broadband 
communications to all areas in the county. 

 Encourage the development of affordable 
workforce housing. 

Economic Goal 4: Develop and support 
an effective workforce program that will 
increase workforce job skills and wages 
to attract employers to the county. 
Implementation Activities 

 Partner with Pearl River Community College to 
help design and deliver an effective workforce 
development program. 

 Seek input from the business community on 
workforce training needs. 

 Create a method for providing information 
about and access to short-term training available 
in the county. 

 Develop a workforce task force to analyze 
workforce needs and organize workforce 
development activities. 

Economic Goal 5: Expand the 
community services and amenities that 
can enhance quality of life and preserve 
community values in order to attract 
and retain business investment. 
Implementation Activities 

 Partner with local and regional community 
services organizations to identify collaborative 
opportunities to design new community services 
and amenities offerings. 

 Form a working group of leaders from the local 
business community who are willing to focus on 
economic development from a strategic 
perspective of quality of life and community 
values.  

 Identify the key indicators of current and future 
quality of life in Pearl River County so that 
benchmarks can be promoted and progress can 
be measured. 

To achieve the goals above, it is recommended that 
the County implement the following next steps: 

Dedicated staff time—Select and train a full time 
staff member focused on local program 
management and regional/state coordination. This 
is key to ensuring the consistency of resources and 
effort needed for success.   

Economic Development Task Force—Promote an 
Economic Development Task Force comprised of 
business leaders across key business sectors. The 
Task Force will add diverse perspectives and 
strategic experiences that can effectively guide staff 
efforts and provide wise counsel to the Board of 
Supervisors. 

Once the staff resource and Task Force are in place, 
it is recommended that the Board of Supervisors 
develop an annual work plan with quarterly 
milestones.   The staff member will be responsible 
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for execution of work plan tasks and reporting to 
the Task Force and Board of Supervisors. 

Land Use 
Existing Land Use 
Critical land use decisions and development in the 
near future will shape the visual, physical, 
economic, and environmental character of the 
County for decades.  The land use component of 
this plan aims to help the County adapt to current 
and projected growth rates and to guide the next 
twenty to twenty-five years of growth. Strategically 
allocating resources and coordinating new 
development will enhance the economic, natural 
and cultural resources of Pearl River County. 

This plan is a living document that will continue to 
evolve and will depend on community input as 
Pearl River County moves forward with 
responsible growth management. 

Pearl River County’s approximate 810 square miles 
are characterized by different types of land uses.  
The majority of the County is covered by forest or 
used for agricultural purposes, totaling more than 
87 percent of the land area.   

More than a quarter of the County’s residents (or 
13,136 individuals) are found in its two cities: 
Picayune and Poplarville.  The high density 
residential areas, those regions with more than one 
unit per acre are found in Picayune, Carrier, 
Poplarville, Nicholson and the Southeast.  The 
Northeast, Steephollow, and Pine Grove 
neighborhoods are characterized as low-density.  
Low-density residential zones are areas with less 
than one unit per acre.  Rural residents, living in 
areas with less than 10 contiguous single-family 
residential lots, are found throughout the County.  
However, Amackertown, Crossroads and the other 
northwestern areas of the county are nearly 
exclusively rural in their residential character, 
whereas the southcentral region of the county is 
much more heavily populated.  Housing 
developments of all types account for nearly 8.5 
percent of the total land area.   

The land devoted to recreational open space or 
parks is a relatively small amount (0.12 percent of 
total land acreage) and is found almost exclusively 
within the city limits of Picayune and Poplarville.  
The Pearl River, Wolf River, Hobolochitto Creek, as 
well as the lakes, rivers and tributaries that dot the 
county, make up less than 1 percent of the county’s 
total area.   

Pearl River County’s infrastructure is 0.70 percent 
of the total acreage.  The commercial, industrial 
and institutional areas, which include any non-
residential development, make up just over 1 
percent of the county’s total land area.   

Pearl River County is extensively undeveloped.  
Nearly three-quarters of the county is open space, 
forest land or part of the waterway system.   In fact, 
there is more land devoted to agriculture alone 
than to all types of residential neighborhoods and 
support services (roadways, schools, retail 
establishments, workplaces, etc.).  The county’s 
open space and sparse development is the 
foundation for the area’s rural character. 

Growth 
The majority of development has occurred within 
and around the two cities of Picayune and 
Poplarville.  Just seven communities, including the 
cities, Nicholson, Salem, Caesar, McNeill and 
Whitesand, contain more than a third of the 
County’s development projects.    

The substantial growth in population forecast for 
the next twenty years is linked to substantial 
development of the land in Pearl River County.  It 
is estimated that by 2025 almost 30,000 acres will be 
developed to accommodate this growth.  

As the population of Pearl River County grows, 
residential development will account for the 
majority of new land development in the next 20 
years.  By 2025 it is predicted that almost 22,000 
acres of land that are now undeveloped will be 
used for new housing.  This new development 
constitutes an approximately 50% increase in the 
housing stock of the county and will lead to the 
creation of new neighborhoods and residential 
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communities.  This is a sizeable change that will 
have a major impact on the land use and natural 
resources of the county.   

The amount of land devoted to commercial and 
industrial development in Pearl River County is 
expected to more than double within the next 20 
years.  A substantial portion of the projected 
development is anticipated to occur in office and 
industrial parks that are linked to the County’s 
economic development planning efforts.   

Land Use Goal 1: Promote new 
development along the transportation 
corridors that are best suited to sustain 
growth. 
Implementation Activities 

 Focus development towards the Highway 11, 
Interstate 59 and Highway 43 corridors. 

 Coordinate the timing of future development 
with the improvement of east-west 
transportation routes for the communities of 
Millard, Anchor Lake and McNeill. 

Land Use Goal 2: Maintain the character 
and visual integrity of the County. 
Implementation Activities 

 Promote a land use system that maintains the 
County’s rural and small-town character. 

 Consider a form-based land development code 
instead of a traditional zoning code to offer more 
owner flexibility and maintain a balance 
between the rural and small-town characteristics 
of the County. 

 Promote Walkability Zones in or near existing 
areas of development and in new planned 
downtowns. 

 
 
 

Land Use Goal 3: Conserve natural 
resources. 
Implementation Activities 

 Establish conservation zones to protect the Pearl 
River, Wolf River and Hobolochitto Creek and 
the wetlands that form part of these watersheds. 

 Consider a form-based development code that 
integrates environmental conservation instead of 
a traditional zoning code. 

 Encourage the use of sustainable building 
design and low impact development. 

Land Use Goal 4: Avoid overregulation 
of land uses. 
Implementation Activities 

 Consider a form-based land development code 
instead of a traditional zoning code to avoid 
sprawl and maintain the traditional rural and 
small town character of the County. 

 

 



Housing Plan 



 Section 1 
Overview 
The Housing element of the Pearl River County Comprehensive Plan addresses the 
creation, maintenance, and conservation of housing for all residents of the county.  As 
Pearl River County plans for the future, it is essential to provide and encourage access 
to safe, quality, affordable housing and to absorb the growing residential population 
of Pearl River County in a manner that maintains the natural, cultural, and economic 
resources of the County.  This element of the Plan analyses the existing conditions, 
strengths, weaknesses, and future demands of housing in Pearl River County.  An 
analysis of key needs and goals and strategic recommendations promote the 
groundwork for housing the County’s residents.   
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2.1 History and Context 
In analyzing Pearl River County’s housing stock, it is important to consider the shifts 
in housing production that occurred since the 1970s.  Prior to hurricane Camille in 
1969, speculative development was virtually nonexistent in the County.  Residential 
development outside of Picayune and Poplarville consisted of scattered village 
communities and single-family houses on large, multi-acre agricultural lots.  A small 
number of New Orleans area residents owned second homes in isolated, wooded 
recreation areas.  When Camille destroyed the County’s Tung trees, land owners 
turned to a variety of agricultural uses for their land.  Many of these new agricultural 
endeavors failed, and the mid-late 1970s saw foreclosure on large tracts of farmland, 
which often were purchased by speculative developers.   In the southern portion of 
the county, south of McNeill, developers began to construct subdivisions inspired by 
the agricultural setting, with single-family homes on expansive lots. 

The next big shift in housing production again came from speculative developers.  In 
the mid-1990s, inexpensive land prices and cost of living in Pearl River County 
spurred development of communities for urban Louisiana and Mississippi Gulf Coast 
transplants.   A number of residential subdivisions were built catering to the expected 
tastes of this demographic: single family homes averaging 2500 square feet, 1-acre 
lots, and locations within easy accesses of major commuter routes.  The market for 
this type of home remained strong through the 1990s, and real estate and construction 
became a major segment of the local economy.  According to the 2000 US Census, the 
number of total housing units in Pearl River County had grown to 20,610, up from 
15,793 in 1990. 

According to the 2000 Census, the majority of residents lived in the same house in 
2000 as they did in 1995 (56.4 percent).  Of those who were living in different homes, 
21.6 percent moved from within the county, 5.1 percent moved from within the state, 
and 16.2 percent moved into the county from a different state, suggesting Pearl River 
County’s regional draw even before Katrina. 

Hurricane Katrina occurred at a point when new housing production in Pearl River 
County was targeted at new, middle-class residents from outside of the county.  As a 
consequence, the county proved an ideal refuge for families choosing to relocate from 
heavily damaged areas of the coast.  The residential subdivisions easily absorbed new 
residents, which in turn fueled the construction of more residential subdivisions that 
followed the same general designs and targeted the same consumers.  As a result, the 
the housing stock of Pearl River County currently contains an abundance of single-
family units in large residential subdivisions.  

The upsurge in housing production in the county made Pearl River County one of the 
fastest growing counties in the country in the first decade of this century.  The U.S. 
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Census reported that Pearl River County ranked as the seventh fastest growing 
county in terms of new housing units created from July 2005 to July 2006.  With a 
growth rate of 9%, the county’s total housing units rose from 22,521 in 2005 to 24,539 
in July 2006.   

2.2 Housing Characteristics 
Housing development has occurred mostly in the southern portion of the County, 
south of the McNeill community.  However, the speculation boom in the years before 
and after Katrina stimulated development in some northern parts of the County.   

The housing stock in Pearl River County consists largely of homes built from the 
1970s to the 1990s, as indicated in Figure 1.   

Figure 1: Year Structure Built for Residences   

 
Source: US Census 2005-2007 American Community Survey 3-Year Estimates 

The overwhelming majority of housing in Pearl River County consists of single-family 
homes.  Homes in residential subdivisions built after 1990 are generally situated on 
lots between 1-1.5 acres.  Houses generally contain 3 bedrooms and follow traditional 
floor plans.  Homes in more rural areas, particularly in the northern portion of the 
County, are typically smaller and are not within residential subdivisions built by 
developers.   
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Figure 2: Typical single-family subdivision home. 
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Figure 3: Rural home in the northern portion of the County.  

According to the US Census, the majority of Pearl River County homes have three 
bedrooms (51percent).  Only a very small percentage of homes are without plumbing 
(0.4 percent) and without kitchen facilities (0.2 percent).   

2.3 Housing Costs and Affordability 
According to the 2005-2007 Census estimates, the median value of owner-occupied 
housing units was $114, 600, up significantly from $76,500 in 2000.  The median gross 
rent for a home in Pearl River County was estimated to be $625 in 2005-2007.  The 
2000 homeownership rate in Pearl River County is 75.8%, down from 79.8% in 2000.  
Table 1 indicates the changes that have occurred in housing costs and 
homeownership; 2005-2007 figures indicate the post-Katrina housing situation in the 
County. 
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Table 1: Housing Costs and Tenure  
 2005-2007 2000 1990 

Occupied housing 
units 

20,942 18,078 13,760 

Owner-occupied 15,871 14,426 10,888 

Renter-occupied 5,071 3,652 2,872 

Homeownership 
Rate 

75.8% 79.8% 79.1% 

Median Value $114,600 $76,500 $44,600 

Median Gross Rent $625 $421 $290 

Source: US Census 2005-2007 American Community Survey 3-Year Estimates 

The housing stock in Pearl River County is heavily concentrated in the $50,000-
$150,000 range.  The majority of homes in the County are reported to have a value of 
less than $150,000.  Figure 4 illustrates the distribution of housing values in Pearl 
River County.   

Figure 4: Estimated Value of Housing Stock 

 
Source: US Census 2005-2007 American Community Survey 3-Year Estimates 

2.5 Regional Context 
In comparison to neighboring Mississippi counties, Forrest, Hancock, and Lamar 
Counties, Pearl River County has a high rate of homeownership but is not affordable 
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based on median income.  Household income in Pearl River County is near the 
bottom of this cohort in terms of income, and it has a high percentage of households 
whose residents are in need of affordable housing (for greater explanation see Section 
4.3).   

However, unlike Forrest County, which shares comparable income and affordable 
housing need rates, Pearl River County has a home ownership rate of 75.8 percent.  
Table 2 provides a detailed comparison of Pearl River County and neighboring 
counties. 

Table 2: Housing Statistics for Pearl River and Neighboring Counties  
 Pearl River 

County 
Forrest 
County 

Hancock 
County 

Lamar 
County 

Population 55,084 77,097 41,567 45,959 

Median Income $35,817 $32,393 $53,126 $67,054 

Housing Units 23,960 32,386 21,532 16,445 

Occupancy Rate 87.4% 90.3% 80.8% 91.2% 

Homeownership Rate 75.8% 57.5% 70.3% 76.7% 

Median Value $114,600 $89,400 $146,400 $135,200 

Median Gross Rent $625 $591 $658 $706 

Percent of Households 
with Affordable 
Housing Need 

32.2% 33.3% 23.1% 23.1% 

Projected Population 
Growth from 2007 

26.2% 18.5% 26.6% 41.2% 

Source: US Census 2005-2007 American Community Survey 3-Year Estimates 

Note: Estimates for Stone County were not available.   
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3.1 Overview 
To prepare for Pearl River County’s future housing needs, it is necessary to anticipate 
the growth and development that will occur.  Population growth in the County has 
recently been erratic, reflecting the effects of hurricane Katrina.  Longer-term 
projections suggest a steadier growth rate.  

3.2 Population Projections 
The population of Pearl River County was estimated to stand at 55,084 in 2007 by the 
U.S. Census Bureau.  The Mississippi State Institutions of Higher Learning released 
population projections in September 2008 that forecast growth for all Mississippi 
Counties.  These projections indicate an expected 26% growth in the population by 
2025.  The proportion of residents over 65 years of age is expected to increase 
substantially, almost doubling.  A breakdown of these statistics is provided in Table 3.  

Table 3: Population Projections by Age Group 
 2007 2015 2020 2025 Increase from 

2007 to 2025 

Under 19 15,194 14,477 16,953 17,330 14.1% 

20-44 18,257 20,943 21,653 21,806 19.4% 

45-64 14,207 15,735 15,742 15,964 12.4% 

65+ 7,426 10,897 12,719 14,434 94.4% 

Total 55,084 64,135 67,067 69,534 26.2% 

Source: Mississippi State Institutions of Higher Learning 

3.3 Projected Housing Demands 
Using the average household size (2.55 people per unit) and the current supply of 
housing units in the County (23,960 units), the projected demand for future units was 
calculated and is laid out in Table 4.   
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Table 4: Projected Housing Demand  
 2015 2020 2025 

Projected Population 64,135 67,067 69,534 

Projected Housing Unit Need 1,191 2,341 3,308 

Percentage Increase Needed (from 
2007  level) 

5.0% 9.8% 13.8% 

Source: Mississippi State Institutions of Higher Learning 

Given the great increase in senior population, it is anticipated that housing for seniors 
will be a pressing issue for Pearl River County.   

 

 

 



Section 4 
Needs and Goals 
4.1 Overview 
Based on the current and projected amount of housing in Pearl River County 
presented in Sections 2 and 3, needs and goals have been identified for future 
planning and development of housing.  

4.2 Housing Demand 
As discussed in Section 3.3, sources project a demand for an additional 3,308 housing 
units in Pearl River County by the year 2025.  Recent trends in the real estate market 
highlight some of the issues that Pearl River County will face in the coming years 
with respect to meeting the demand for housing of a broad range of residents with 
different housing needs.  Real estate development, construction, and related services 
have come to comprise a major segment of the local economy.  The number of units 
sold in Pear River county grew steadily from 2003 to 2006.    

 

Figure 5: Residential Construction Permits  

 
Source: Pearl River County Planning Department  
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The real estate market reflects the shift in housing stock that has occurred in recent 
years.  The bulk of the inventory on the market has shifted to more expensive homes.  
Figure 6 illustrates the total number of units for sale in Pearl River County across the 
spectrum of asking prices.   

Figure 6: For-Sale Housing Inventory 2003-2006.   

 
 

This shift to less affordable homes for sale does not reflect the overall housing stock of 
occupied homes, as described in Section 2.3.  This discrepancy reflects two possible 
situations in Pearl River County: new residents are of a substantially higher income 
level; and/or the supply of available homes does not meet the current housing needs.   

The consensus of the real estate community is that the shift in new housing stock 
toward homes priced over $200,000 has left a gap in the important $100,000-$150,000 
price range.  Homes in this lower price range, typically purchased by first-
homebuyers, retirees, and lower-middle income residents, are perceived to be lacking 
in the housing stock.  Real Estate professionals concur that speculative development 
overestimated the market for higher-price homes, to the detriment of the moderate-
priced home market.  Community input reinforces the concern for affordable housing 
and a perceived mismatch between the current real estate inventory and market 
demand for moderately priced homes.  However, inventory and sales data indicate 
that in recent years, homes in an affordable range of $70,000-$150,000 have not sold at 
a faster rate than more expensive homes.  (See Figure 7)  This discrepancy may 
indicate that affordably priced homes are not perceived to have the desired 
characteristics for that segment of the market. 
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Figure 7: 2005 Real Estate Sales 

 
Source: (Judy Pippin)  

4.3 Affordable Housing Need  
Affordable housing is an important issue in Pearl River County.  As presented in 
Section 2, there is a greater proportion of residents in need of affordable housing in 
Pearl River County than in several neighboring counties.   

The majority of homeowners, over 60 percent, pay less than 30 percent of their 
monthly income on the mortgage or rent.  However, nearly 40 percent of households 
in Pearl River County are estimated to be paying over 30 percent of their income on 
housing, which is considered an indicator of need for affordable housing according to 
the standards of the U.S. Department of Housing and Urban Development (HUD).    

Renters in the County are hit the hardest and represent the segment of the residential 
population in greatest need of affordable housing.  It is estimated that post-Katrina, 
nearly half of renters in Pearl River County are spending more than 30 percent of their 
income on rent.   

Table 5: Percent of Income Spent on Housing      
Tenure Number of 

Households 
Percent of 
Households 

Housing Units with a mortgage 3,420.00 39.9% 

Housing unit without a mortgage 964.00 13.2% 

Renter-occupied units 2,365.00 46.6% 

Source: US Census 2005-2007 American Community Survey 3-Year Estimates 
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In addition, housing prices have been rising steadily in the county.  The median 
residential sale price in 2006 is more than double the 2000 median average value.  Self-
reported valuations for new constructions rose 30% between 1999 and 2005.  The 
median sale price of a home in Pear River County rose over 60% between 2003 and 
2006.   

Year Average new 
construction 
valuation 

Median residential 
sale price 

Average 
residential sale 
price 

2006  $155,000 $164,532 

2005 $119,414 $126,900 $136,382 

2004 $104,344 $104,750 $126, 435 

2003 $98,223 $95,500 $103,875 

2002 $91,935   

2001 $87,217   

2000 $88,464   

1999 $91,534   

 
 

4.4 Housing Administration and Development Processes 
While there are some effective administration processes guiding housing 
development in place, Pearl River County is relatively free of management structures 
to guide the development and affordability of housing.   

There is currently no zoning in the unincorporated portions of Pearl River County.  
Current subdivision regulations set basic standards for a variety of development 
features, such as roads, emergency access, and stormwater.  Subdivision plan review 
is required by the Planning department.  In 2007, building codes were adopted to 
provide basic safety features in new construction.   

4.5 Community Goals 
In order to guide future planning and development decisions, community goals were 
developed.  These goals provide fundamental principles and objectives for meeting 
the future housing needs of Pearl River County. 
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Housing Goal 1 
Pearl River County will have affordable housing choices for residents of all ages and 
income levels. 

Housing Goal 2 
Housing development in Pearl River County will be in keeping with, and enhance the 
local rural, small-town character. 

Housing Goal 3 
Housing development will be planned in concert with facilities and infrastructure 
planning in order to meet basic services. 

Housing Goal 4 
Residents of Pearl River County will maintain the freedom and government support 
to build homes for themselves and their family. 

Housing Goal 5 
Pearl River County will promote development of residential neighborhoods that offer 
an inclusive mix of options for residential and transportation preferences.   

 

 



Section 5 
Recommendations & Implementation 
5.1 Overview 
Based on the analysis in Sections 2 and 3, and the needs and goals identified in 
Section 4, this section provides targeted recommendations and implementation 
strategies for addressing future housing planning and development in Pearl River 
County. 

5.2 Geographic Distribution of Housing 
As development increases to meet future housing needs, certain areas in the County 
are best suited for more intensive, large-scale development.  Future development 
should be encouraged in and adjacent to existing communities in order to take 
advantage of existing infrastructure and to preserve, where possible, the rural and 
natural landscape from which the county derives its treasured character.  
Development in recent years has focused on the southern portion of the County, 
particularly near Picayune.  In addition, large residential subdivisions extending 
north along Highways 59 and 11 provide other nodes of development around which 
future subdivisions should be located. The County should encourage development in 
these areas, while maintaining Pearl River County residents’ autonomy in housing 
development, which is an important community value. 

5.3 Meeting Projected Demands 
Meeting the projected housing demands will require both construction of new 
housing units and an increase in the affordability of at least a portion of that new 
inventory.  It is anticipated that the current need for moderately priced homes—as 
opposed to the now ubiquitous $300,000+ homes—will continue, and therefore 
meeting the projected housing demand will require the construction of moderately 
priced single-family homes.  It is recommended that the County maintain an ongoing 
dialogue with developers and employers in order to encourage the development of 
housing that is economically appropriate for the County’s residents.  In addition, the 
development of multi-unit housing should be a priority for meeting the housing 
needs of lower income and elderly residents.   

5.4 Affordable Housing 
The U.S. Department of Housing and Urban Development (HUD) definitions for 
“affordable housing” include the following. 

 Moderate-income housing: housing that is affordable to households with incomes 
between 50% and 80% of the median income for county or primary metropolitan 
statistical area ($15,500-$24,800 in PRC).   

 Low-income housing: housing affordable to households with incomes between 30% 
and 50% of the median income ($9,300-$15,500 in PRC). 
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 Extremely low-income housing: housing affordable to households with incomes 
less than 30% of the median income (less than $9,300 in PRC). 

 “Affordable” housing is that which the rent and utilities or mortgage, amortization, 
taxes, and insurance constitute no more than 30% of the gross annual household 
income (For example, $375 in monthly costs for a low-income household in PRC 
earning $15,000/year.)   

In addition to the needs of these groups, the sector of the housing market that is in 
shortest supply is homes in the $100,000-$150,000 range, which are affordable to 
residents around the county’s median income level.  Because of the County’s low 
population density and population, as well as its commitment to freedom of housing 
choice, the large-scale development of housing by the County is not a recommended 
option.  Rather, partnerships with for-profit and non-profit developers provide 
possible options for meeting future housing development needs.   

Nonprofit Developers 
National and local nonprofit developers have a very important role in the 
development of affordable housing.  According to Fannie Mae, 13% of all federally 
supported housing (excluding public housing) is developed by nonprofit developers.  
With the support of state and local entities, the role of nonprofit developers most 
likely exceeds this figure.  Nonprofit developers can provide the needed expertise, 
administration, and resources for development that are not readily available to county 
governments.   

A successful local example of a nonprofit development project is Mississippi Non-
Profit Housing Inc.’s (MNPH) 100-unit subdivision in Heidelberg, MS.  This 22-acre 
development expanded on an existing subdivision.  Funding was secured from a host 
of sources: Miss. Home Corp. provided a $61,000 loan; the Housing Assistance 
Council provided a $44,444 loan; HOME (see below) through the State of Mississippi 
funded a $500,000 grant to reduce principal mortgages by $12,000-$15,000 each; Sec. 
502 direct single-family program and Jasper County Bank made $1,760,000 loans to 
buyers.   

For-Profit Developers 
The County or nonprofits developing housing can greatly benefit from partnering 
with for-profit developers.  The public/nonprofit party benefits from the experience, 
staff, and financial resources of the private partner.  Private developers can be enticed 
by a host of benefits from partnering with a nonprofit or public developer: access to 
publicly owned sites, support from community members, public financing, favorable 
debt sources, and attractive tax allocations (see LIHTC).   

5.5 Funding 
Funding of for-profit development is necessarily linked to the health of local, regional, 
and even national credit markets.  As such, the County’s role in this process is limited, 
though the use of regulatory incentives, as discussed above, may provide needed 
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assistance to developers.  The County can play a more active role in the development 
and/or provision of affordable housing, which involves a variety of public and 
public-private initiatives, some of which are outlined below. 

 Section 8 Rental Assistance Programs: Administered, by HUD, the Section 8 Rental 
Voucher Program increases affordable housing choices for very low-income 
households by allowing families to choose privately owned rental housing. The 
public housing authority (PHA) generally pays the landlord the difference between 
30% of household income and the PHA-determined payment standard-about 80% 
to 100% percent of the fair market rent.  According to KnowledgePlex, the well-
regarded resource center for affordable housing and community development, in 
2004 less than .8% of the rental units in Pearl River County received a subsidy from 
the Multifamily Assistance and Section 8 programs.  The Mississippi Regional 
Housing Authority VIII in Gulfport has jurisdiction over Pearl River County and 
coordinates Section 8 services.   

 Section 8 Homeownership Program:  In 2001, HUD expanded its rental assistance 
program to support homeownership for low-income households.  This program 
can be particularly beneficial for rural residents, as the affordable housing stock in 
rural areas is often very limited.  The local housing authority has the option to 
participate in this program and will receive vouchers that can be distributed to 
individuals.  Housing authorities are charged with promoting their own criteria for 
eligibility.  This program is not widely used, and it is greatly facilitated by 
nonprofit organizations who serve as a conduit between low-income residents and 
the voucher-granting authorities.  

 Low-Income Housing Tax Credit: LIHTC is a tax credit created under the Tax Reform 
Act of 1986 that gives incentives for the utilization of private equity in the 
development of affordable housing aimed at low-income Americans.  Developers 
must apply to receive a portion of the State’s allocated tax credits.  Several 
institutions have programs that raise capital for and invest funds in LIHTC 
projects, such as LISC’s National Equity Fund.  

 HOME Investment Partnership Programs: Provides federal grants, through HUD to 
states, units of local government, and Indian tribes to implement local housing 
strategies designed to increase homeownership and affordable housing 
opportunities for low- and very low-income Americans.  The funds may be used 
for site acquisition, site improvements, demolition, housing rehabilitation, new 
construction, relocation and for assistance to first-time homebuyers.   HOME is the 
largest Federal block grant to State and local governments designed exclusively to 
create affordable housing for low-income households. Each year it allocates 
approximately $2 billion among the States and hundreds of localities nationwide.  
Funds are provided to local communities, often in partnership with nonprofits.   

 MAHDF: The Mississippi Affordable Housing Development Fund was established 
by the State of Mississippi to help finance housing for low to moderate income 
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households.  Eligible borrowers include nonprofit corporations, partnerships, for-
profit corporations, public housing authorities, planning and development districts, 
and limited equity cooperatives. Funds can be used for: construction loans for new 
owner-occupied or rental housing; pre-development, site control, site development; 
and the rehabilitation loans for owner-occupied and rental properties. 

 Rural Rental Housing Program: Known as Section 515, this program is administered 
by the USDA’s Rural Housing Service.  Rural Rental Housing Loans are direct, 
competitive mortgage loans made to provide affordable rental housing for very 
low-, low-, and moderate-income families; the elderly; and persons with 
disabilities. This is primarily a direct mortgage program, but its funds may also be 
used to buy and improve land and to provide necessary facilities such as water and 
waste disposal systems.  Loans can be made to individuals, trusts, associations, 
partnerships, limited partnerships, State or local public agencies, consumer 
cooperatives, and profit or nonprofit corporations.  Applicants wishing to apply for 
assistance must contact the Rural Development State Office serving the place in 
which they desire to submit an application for rural rental housing 

 HOPE II and III: Hope for Homeownership of Multifamily Units (HOPE II) and 
Hope for Homeownership of Single-Family Homes (HOPE III) provide grants to 
private nonprofit organizations and public agencies working with private 
nonprofits to allow these organizations to finance eligible homebuyers’ direct 
purchase and rehabilitation of eligible properties.  Properties must be owned by 
HUD, Veterans Administration, Farmers Home Administration, Resolution Trust 
Corporation, or state or local governments.  This program is particularly relevant to 
Pearl River County, as single family residences are a traditional component of the 
built character, and multi-unit housing will be increasingly promoted in urban 
areas.   

5.6 Regulations and Planning 
There are a variety of planning tools that the County can use to achieve its housing 
goals.  The granting of building permits and the application of the building code 
compose the most immediate way in which the County can encourage or discourage 
certain housing development.  It is recommended that the County continue its current 
housing permitting program in order to ensure that minimum safety requirements are 
being met in the production of new housing.  In addition, as development picks up, it 
is essential that the County continue an efficient process of reviewing and granting 
permits for development.   

Subdivisions regulations are one the County’s strongest regulatory tools with regard 
to the development of housing.  In place since 1963, subdivision regulations set out 
dimensional, safety, and infrastructure requirements for newly developed 
neighborhoods.  Subdivisions offer the County an excellent opportunity to encourage 
high quality residential neighborhoods.  It is recommended that the County 
encourage developers to build developments in the conservation subdivision style.  
Broadly defined, such subdivisions include large portions of commonly held open 

A  5-4 

PRC Housing April 2010.doc 



Section 5 
Recommendations & Implementation 

A  5-5 

PRC Housing April 2010.doc 

space available to all of the community’s residents for recreation, as well as for 
essential environmental purposes, such as stormwater retention.  Dimensional 
requirements normally applied to subdivisions can be negotiated with the County in 
exchange for development that conserves open space and grants residents of the 
subdivision an environment that is truly fitting of Pearl River County’s exceptional 
rural character.   

The Pearl River County Board of Supervisors has expressed a desire to maintain a 
rural atmosphere for the majority of the County.  The best method of maintaining 
rural style development and allowing small communities to grow in an orderly 
method is through land use regulations.  Zoning is the most commonly used form of 
land use regulation.  Land use regulations can be developed to maintain the rural 
nature of agricultural and timber lands while allowing the traditional homesteading 
of those rural lands.  Such regulations can also force denser housing development to 
be focused into communities where public services and amenities are provided in 
order to focus county resources and conserve the rural lands. 



Transportation Plan 



Section 1 Existing Conditions and Trends 
1.1 Introduction 
Transportation is a key component of planning for growth in Pearl River County.  
Transportation systems both accommodate and encourage development, and thereby 
can help guide development and activity patterns in such a way as to most effectively 
meet community needs, while also conserving the County’s sense of place.  This 
element of the Comprehensive Plan provides an inventory of current conditions and 
trends within Pearl River County’s transportation network.   

1.2 Travel Patterns 
According to the U.S. Census Bureau’s 2005-2007 American Community Survey 
(ACS), the average employee in Pearl River County commuted to work an estimated 
average of 36.5 minutes.1  As demonstrated in Figure 8, more than 78 percent of those 
16 years or over commuting to work drive alone.  An additional 17 percent carpool to 
work.  A total of 2.7 percent are estimated to walk or commute to work by other 
means, which includes by bicycle, taxicab and motorcycle.   

Figure 8: Method by which Residents 16 Years and Over Commute to Work 

Source: 2005-2007 ACS  

1.2.1 Traffic Generators 
An estimated 55.5 percent of employees residing in the county also work in the 
county.  The other 44.5 percent work in a neighboring county or out of state, most 
likely Louisiana.  New Orleans, the Mississippi Gulf Coast and the Stennis Space 
Center are major employment centers and thereby serve as major traffic generators 
outside the county.  Pearl River Community College is one of the largest traffic 
generators within the county.  
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1 U.S. Census Bureau, American Factfinder. “2005-2007 American Community Survey 3-Year 
Estimates.”  Accessed: http://factfinder.census.gov   
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New Orleans 
New Orleans, which lies roughly 40 miles southwest of the county, is a major center 
of employment, entertainment, and commercial, educational and social services.  
Traffic to and from New Orleans is carried principally on Interstate 59 (I-59).  Recent 
Louisiana transplants with ties to the New Orleans area, chiefly through employment, 
added to the post-Katrina flow of traffic between New Orleans and the county.   

Mississippi Gulf Coast 
The Gulf Coast counties and cities are also a source of employment, entertainment, 
and services, although Katrina-related damage has reduced this region’s draw.  Trips 
between Pearl River County and the Gulf Coast counties take place largely on I-59 
and Mississippi State Highway 53 (MS 53).   

Stennis Space Center 
This national defense center located in neighboring Hancock County employs over 
5,286 people who support contracts with NASA and the U.S. Navy, among others.2  
As a major job source, Stennis is a substantial traffic generator in the county, for 
county residents make up the largest group of personnel, approximately 29 percent.3   
Access to the center is generally via I-59.     

Pearl River County Community College 
Located in Poplarville, Pearl River County Community College’s (PRCC) main 
campus draws students and staff from throughout the county and neighboring areas.  
PRCC also has centers in Forrest and Hancock Counties.  Its district includes Pearl 
River, Forrest and Hancock Counties, as well as Jefferson Davis, Marion and Lamar 
Counties.  During the 2007-2008 school year, 86 percent of students resided in the 
PRCC district; the largest proportion, nearly 29 percent, resided in Pearl River 
County.  PRCC’s total enrollment was more than 4,500 students as of Fall 2008,4 
Nearly 54 percent of whom (2,416 students) were enrolled at the Poplarville campus.5 

Figure 9 demonstrates the major traffic generators within and outside the County. 

 
2 NASA. “NASAfacts: Stennis Space Center, 2008 Economic Impact.” March, 2009.  Accessed: 
www.nasa.gov/centers/stennis/news/factsheets/index.html. 
3 Ibid. 
4 Pearl River County Community College. Press Release from the Office of Public Relations. “PRCC 
celebrates 1st 100 years with eye on future.” September 11, 2008. 
5 Pearl River County Community College, Public Relations Department.  Telephone correspondence, 
June 30, 2009. 
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Figure 9 
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1.3 Roadways 
As shown in Figure 1-1, more than 95 percent of county residents commute to work 
by way of automobile.  Vehicular transportation is the principal form of 
transportation in Pearl River County due to its rural development patterns and large 
size.  As the population grows and development increases, the use of current 
roadways will rise.  The post-Katrina influx of new residents and the associated 
congestion on roadways is perhaps one of the greatest concerns for county residents.   

I-59, U.S. Highway 11 (Hwy 11) and Mississippi State Highway 43 (MS 43) are the 
most traveled roadways in Pearl River County.  Together with I-59, Hwy 11 creates a 
24-mile north-south transportation corridor between the country’s major cities.  MS 43 
runs south along the western side of the county and curves eastward to bisect 
Picayune.  State highways MS 26 and MS 13 are the major east-west connectors in the 
county. 

Most of the roadways within the county are one or two lanes; only parts of MS 43 and 
I-59 span four lanes of traffic each way.    

1.3.1 Functional Classifications 
Functional classifications define a roadway’s role in a transportation network and are 
used to determine funding levels for state and federal transportation projects.  The 
Mississippi Department of Transportation (MDOT), employing Federal Highway 
Administration guidelines, classifies Pearl River County’s roads into the following 
categories: 

Interstate Highway 
An interstate highway is a component of a limited access integrated highway system 
that is continuous throughout the urbanized area, serves the central city, regional 
centers, industrial areas and intermodal facilities, connects freight routes and 
provides direct service from each entry point to each exit point.  These roadways are 
characterized by the highest degree of mobility (level of service), and the highest 
speeds over the longest uninterrupted distance.  Average posted speeds on this 
system are between 55 and 75 miles per hour.  I-59 is the only interstate highway in 
Pearl River County. 

Principal Arterial 
A principal arterial is a roadway intended for through traffic, consisting of a 
connected network of commonly used continuous routes.  They provide direct service 
between cities, large towns and other destinations that attract long distance travel.  
Examples of principal arterials are Hwy 11, MS 26 and MS 13.   

Minor Arterial 
Minor arterials carry a mix of local and through traffic, connecting local and collector 
roads with major arterials.  Hillsdale Road is an example of a minor arterial. 
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Major Collector 
A major collector is a roadway operating at the community level to provide local 
connections to minor and major arterials.  These roads balance accessibility with 
mobility, gathering traffic from local streets and providing circulation within 
residential neighborhoods, commercial, and industrial areas.  An example of a major 
collector within Pearl River County is Savannah-Millard Road. 

Minor Collector 
Minor collectors are found exclusively in rural areas.  Like major collectors, minor 
collectors provide connections between local roads and arterials; however minor 
collectors tend to link smaller towns and economic centers to the transportation 
network than their major collector counterparts.  Minor collectors are spaced at 
determined intervals, consistent with population density.  An example is Jackson 
Landing Road. 

Local 
Pearl River County contains local roads which provide access to adjacent lands within 
and between neighborhoods, businesses, farms and other local areas.  Local roads do 
not allow for through traffic; stop signs, stop lights and speed bumps are common 
along this type of roadway.  Speed limits tend to range from 20 to 45 miles per hour.   

Figure 10 shows Pearl River County’s roadway system by functional classification. 
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Figure 10 
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1.3.2 Physical Conditions and Maintenance 
Nearly 190 miles of roadway in Pearl River County are managed by MDOT.6  These 
roads are principal distributor routes that connect with the State Highway System and 
other principal county roads to form a network of secondary roads for the state.  
MDOT’s Office of State Aid Road Construction conducts annual maintenance surveys 
to determine road conditions and needed improvement and repairs.  Additionally, 
MDOT’s Research Division collects information biennially on pavement conditions, 
noting areas of distress and roughness.   

Following Hurricane Katrina, many roads were damaged, and their access was 
greatly restricted.  Road recovery since 2005 was swift; the 2006 maintenance 
inspection report and the 2006 pavement condition data indicated a generally very 
good overall condition for these roadways and maintenance was “found to be 
satisfactory.”7  The 2008 pavement condition data indicated a generally good 
condition on state-maintained roads in the county.8    

An additional 1,014 miles of roadways in Pearl River County are maintained by the 
County.   Of the total 1,204 miles of state and county-maintained roadways, 351 miles 
are unpaved.9  Unpaved roads are commonly private or local roads, connecting 
adjacent properties within or between neighborhoods and business parks.     

1.3.3 Average Annual Daily Traffic 
The most heavily traveled roadways are those that offer direct service between cities 
and regional centers.  Traffic volume is most commonly expressed as annual average 
daily traffic (AADT), which represents the total volume on a roadway segment for 
one year divided by the number of days in the year.  Table 6 lists the ten most 
frequently traveled roadway segments in Pearl River County, as measured by MDOT.  
As demonstrated below, the greatest volume is along I-59, MS 43 and Hwy 11.  

 
6 MDOT, Planning Division. “Mississippi Public Roads Selected Statistics: Extent, Travel, and 
Designation.” 2005  
7 MDOT, Office of State Aid Road Construction. “Annual Maintenance Inspection of Completed State 
Aid Projects, Pearl River County.” December 2006; MDOT, Research Division 86-01. “2006 Pavement 
Condition for Pearl River County.” 
8 MDOT, Research Division 86-01. “2008 Pavement Condition for Pearl River County.” 
9 MDOT, Planning Division. “Mississippi Public Roads Selected Statistics: Extent, Travel, and 
Designation.” 2005 
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Table 6: Ten Most Frequently Used Road Segments in Pearl River County 

Roadway Segment Functional Class AADT 

Year Most 
Recently 
Measured 

MS 43 0.3 mi E of I-59 Principal Arterial 39085 2005

I-59 0.8 mi N of Canal 
Street Interstate 35339 2005 

I-59 4.5 mi S of MS 43 Interstate 30362 2006
MS 43 0.2 mi W of I-59 Principal Arterial 26125 2007
MS 43 0.4 mi  W of I-59 Principal Arterial 22022 2006

I-59 3.2 mi N of MS 43 Interstate 21741 2006 
Hwy 11 0.1 mi S of MS 43 Principal Arterial 20083 2006 
Hwy 11 S of Carroll St Principal Arterial 18352 2006 

I-59 3.8 mi N of MS 26 Interstate 16734 2006

I-59 2.0 mi S of McNeil 
Steep Hollow Rd Interstate 16682 2007 

Source: MDOT, Planning Division, 2009. 

Figure 11 displays the ten most frequently used roadways segments in the County.  
These segments concentrate within and around the City of Picayune.  Figure 12  
shows the AADT measured throughout the County. 

1.4 Freight 
Freight in Pearl River County involves commercial transport by land and rail.  Rail is 
discussed in Section 1.6 below.  The logging industry, and in recent years, the 
homebuilding industry, has been a major source of commercial trucking in the 
county.  The most heavily used trucking routes are 1-59, MS 26 and MS 43.  Table 7 
indicates the roadway segments whose AADT consisted of 20 percent or more of 
commercial trucks.   

Table 7: Ten Most Frequently Used Road Segments by Commercial Trucks in Pearl 
River County 

Roadway Segment 
Percent Commercial 

Trucks 
Year Most Recently 

Measured 
I-59 3.8 mi N of MS 26 37% 2006 
I-59 2.8 mi S of MS 53 35% 2007 

I-59 2.0 mi S of McNeil 
Steep Hollow Rd 34% 2007 

I-59 1.3 mi S of Savannah 
Millard Rd 34% 2007 

I-59 1.1 mi S of MS 26 27% 2006
I-59 2.7 mi N of MS 43 25% 2006 

MS 26 1.7 mi E of Stone 
County Line 25% 2005 

MS 26 4.4 mi E of MS 43 21% 2006
I-59 0.8 mi N of Canal Street 20% 2005

Flat Top Road 0.6 mi S of MS 43 20% 2006 
Source: MDOT, Planning Division, 2009. 
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As shown in Figure 11, the most frequently used commercial truck road segments 
concentrate along I-59. 

Figure 11 
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Figure 12 

 
 
Trucking in Pearl River County is regulated by the Heavy Haul Ordinance, adopted 
in 1997 and updated in 2005.  The ordinance requires heavy haulers to obtain a permit 
and post a $25,000 bond to the Pearl River County Road Department as security for 
possible roadway damage.  Failure to obtain a permit can lead to a fine.  Furthermore, 
many roadways are not paved in such a manner as to sustain heavy loads.  Thus, only 
specific roads are identified as preferred trucking routes.  When trucking results in 
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damage, the hauler would often pay the Road Department to perform maintenance 
and repair.   Since the adoption of the ordinance, the County’s Road Department has 
not received reports of nor acted against parties violating the ordinance.     

1.5 Aviation 
Pearl River County is home to two public general aviation airports: Picayune 
Municipal Airport and Poplarville-Pearl River County Airport.  These airports do not 
support commercial or military carriers, but rather personal and private business air 
travel.  Picayune Municipal Airport is owned and operated by the City of Picayune.  
The runway is 5,000 feet long with a weight-bearing capacity of 30,000 lbs.  Fifty-three 
aircraft are based at the airport.10  Poplarville-Pearl River County Airport is owned 
and operated by the City of Poplarville.  The runway is 4,000 feet long with a weight-
bearing capacity of 25,200 lbs.  Ten aircraft are based at the airport.11  As of June 2008, 
there were, on average, 34 flights per day and 19 flights per day respectively at the 
two airports.12  These two airports are displayed on Figures 10 and 11. 

In addition, the county is home to six private airports and heliports in the Picayune 
and Poplarville areas. 

1.6 Rail 
Pearl River County carries a rail line from its northeastern corner to its southwest.  
The line is owned by Norfolk Southern Corporation and carries both freight and 
passenger trains.  The rail is used by Norfolk Southern, Pearl River Valley Railroad 
Company Inc., and Amtrak.  Amtrak’s sole passenger station in Pearl River County is 
located in Picayune.  At this station there were 2,392 recorded boardings and 
alightings in 2008.13  Picayune is a stop on Amtrak’s Crescent Route, which daily runs 
north to New York City, via Meridian, and south to New Orleans.  Picayune’s station 
was redeveloped in October 2008 from a platform and outside waiting area to an 
enclosed train depot.  Plans call for the new facility to house a museum as well.14  The 
rail line and station are shown on Figures 10 and 11.     

1.7  Alternative Transportation 
Alternative transportation encompasses those modes which do not employ a single-
occupancy vehicle; such modes include walking, bicycling, or carpooling.  An  
alternative transportation network provides an integrated and comprehensive 
transportation network which offers viable travel options to local residents.  Pearl 
River County’s rural settlement patterns, large size, and relatively low density mean 
that a high level of automobile use will be necessary for the foreseeable future.   Even 

 
10 Federal Aviation Administration “Report to Congress: National Plan of Integrated Airport Systems 
(NPIAS) 2009-2013” 
11 Ibid. 
12 AirNav, LLC. “KMJD: Picayune Municipal Airport.”  Accessed: www.airnav.com/airport/KMJD; 
AirNav, LLC. “M13: Poplarville-Pearl River County Airport.” Accessed: www.airnav.com/airport/M13. 
13 Amtrak Government Affairs. “Amtrak Fact Sheet, Fiscal Year 2008: State of Mississippi.” Released 
November 2008. 
14 “Amtrak Ink” Vol. 13 Issue 10, November-December 2008.   
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so, the current and future role of alternative transportation options is important in 
determining an overall transportation strategy for the County.    

1.7.1 Public Transit 
There is no public transit in Pearl River County.  There have been plans for a shuttle 
bus service in Picayune that have not been implemented.   

1.7.2 Bicycle 
Pearl River County has no dedicated bicycle lanes along its roadways.  Just under 2 
percent of county residents are estimated to bike, motorcycle, taxicab or use other 
means to get to work.  However, there are no specific estimates on bike ridership.  
Community feedback suggests that bicycling is not used as a form of transportation in 
any significant numbers.   

1.7.3 Pedestrian 
Pedestrian-friendly environments exist in Picayune and Poplarville.  In the cities, 
retail and civic buildings are accessible from sidewalks along major streets.  However, 
walking remains an infrequent travel mode choice throughout the county.  As 
demonstrated in Figure 8, just 1 percent of county residents walk to work.      

 



Section 2 Identified Needs 
2.1 Introduction 
An assessment of existing conditions and trends within the transportation network 
yields to consideration for areas of improvement within the network.  This section 
identifies both short-term and long-term needs within the current transportation 
system, and presents community-wide goals to achieve those ends.   

2.2 Identified Needs 
2.2.1 Roadways 
2.2.1.1 Safety 
The accident history of the roadway network identifies roadway segments where 
safety is a potential concern.  The Mississippi Office of Highway Safety maintains 
accident records for each county within the state.  Between January 2007 and April 
2009, there were 3,091 accidents within Pearl River County.  Approximately 93 
percent of all county accidents occurred along or at an intersection of six roadways: I-
59, Hwy 11, MS 43, MS 26, MS 53 and Memorial Boulevard.  Their statistics are 
presented below.  

Figure 13: Pearl River County Roadways with the Greatest Number of Accidents 
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Additionally, more than 13 percent of all accidents occurred at just three intersections: 

Intersection No. of Accidents Percent of Total 
Hwy 11 and MS 43 198 6.41% 

I-59 and MS 43 157 5.08% 
MS 43 and Frontage Rd 52 1.68% 

The disproportionate number of accidents on these roadways and intersections 
suggest these segments should be given priority for consideration of safety 
improvements. 

Figure 14: Injury and Fatal Crashes in Pearl River County 
2004-2008* 

 
 *Data for 2009 is incomplete, extending from January to April, 2009. 
 

Although the number of crashes causing injury has decreased from a high of 512 in 
2006, the annual number of fatal crashes has steadily increased since 2004.   

2.2.1.2 Capacity and Congestion 
Capacity is defined as “the maximum flow rate that can be accommodated by a given 
traffic facility under prevailing conditions.”15 Factors affecting a roadway’s capacity 
include: number of lanes, lane and shoulder widths, posted speed limit, turn 
restrictions, parking controls, and signal phasing.16   

Congestion occurs when demand exceeds capacity; in other words, when more 
vehicles are utilizing the roadway than the roadway was designed for, which thereby 
decreases the maximum flow rate.  Congestion is described in terms of a roadway’s 
level of service (LOS).  LOS is a qualitative measure, categorizing transportation 

                                                           
15 Transportation Research Board.  Highway Capacity Manual 2000. p 8-17. 
16 Meyer, Michael D. and Eric J. Miller.  Urban Transportation Planning. 2nd Ed. 2001. p 105 
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segments with a grade, from A (free traffic flow) to F (frequent traffic standstills).  
LOS, in turn, is measured by a calculated volume-to-capacity ratio (V/C).  V/C 
compares the amount of traffic on a particular roadway to the amount of traffic the 
roadway was designed to accommodate (carrying capacity).    V/C is commonly 
expressed as a number between 0 and 1, indicating respectively, little, if any, use of 
the roadway to the roadway reaching capacity.  The following table provides an 
approximate comparison between V/C and Level of Service (LOS). 

 
 

V/C LOS Description 

0.00 – 0.30 A 
No Congestion; Free-Flow 
Operations 

0.30 – 0.50 B Low Congestion 

0.50 – 0.75 C 
Low Congestion; 
Maneuverability Noticeably 
Restricted 

0.76 – 0.85 D Moderate Congestion 

0.86 – 1.00 E 
Heavy Congestion; Operation 
at or near Capacity 

>1.00 F 
Severe Congestion; Operation 
Exceeds Capacity 

V/C categories based on guidance from US DOT, FHWA. Signalized Intersections: Informational Guide. FHWA-HRT-04-091.  Chapter 
7: Operational Analysis Methods. www.tfhrc.gov/safety/pubs/04091/07.htm#chp711; Puget Sound Regional Council, www.psrc.org  
 

2.2.1.3 Travel Demand Forecasting 
A travel demand model is a planning tool which is used to approximate existing 
travel demand and predict future demand in order to address projected future 
deficiencies in the transportation network.  The Mississippi Department of 
Transportation commissioned a travel demand model for Pearl River County.  The 
modeling analysis was performed by WilburSmith Associates.  Figures 2-3 and 2-4 
display roadway V/C ratios in 2006 and the forecasted V/C ratios in 2035, 
respectively.  According to the MDOT Project Development Manual for Local Public 
Agencies, the local planning agency should strive for a minimum LOS of “C” for 
roadway projects.  The roadway segments determined to have a V/C ratio 
corresponding to a LOS of D or higher in 2006 and 2035 are presented below.   
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Roadway Segment 
2006 
LOS 

2035 
Forecasted 

LOS 
Picayune 

Hwy 11 Richardson-Ozona Rd to MS 
43/Sycamore Rd 

F F 

Hwy 11  MS 43/Sycamore Rd to Seal 
St 

F E 

Hwy 11 Bruce St and MS 43 going 
east 

F F 

Hwy 11 Seal St to Bruce St E E 
Hwy 11 MS 43 to Meadowgreen 

Blvd/MLK Jr. Blvd 
E E 

Hwy 11 Pullens Rd to Richardson-
Ozona Rd 

C F 

I-59 On/off ramp from MS 43 F F 
I-59 On/off ramp from Sycamore 

Rd 
E F 

MS 43 Stafford Rd Intersection F F 
MS 43 From Stafford Rd to Canal St E E 
MS 43 From Ridge Road to 1-59 

ramp 
E E 

MS 43 Hwy 11 to Richardson Rd C F 
MS 43 Canal St to Caesar Rd C E 
Ridge Rd MS 43 intersection F F 
Canal St Main St to Hwy 11 E E 

Poplarville 
Main St MS 26 Intersection D E 
Main St Jacobs Ave to Barlow Ln D E 
MS 26 Main St to McGehee St D E 

Unincorporated County 
MS 43 Canal St to Caesar Rd F F 
MS 43 Intersection with Caesar Rd D E 
MS 43 Sam Stockstill Rd to 

Richardson Rd 
D E 

Hwy 11 North of Richardson-Ozona Rd 
to Pullens Rd 

F F 

Hwy 11 Cedar Hill Ln to Pullens Rd E E 
 
A portion of Hwy 11 in Picayune, from Richardson-Ozona Road to Hwy 43/Sycamore 
Road was found to be handling traffic more than double its design capacity in 2006.  
By 2035, this severely congested segment is projected to extend further along Hwy 11.  
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Figure 15 
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Figure 16 

 
2.2.2 Rail 
Pearl River County has a private freight rail line within its borders which is leased to 
Amtrak to provide commercial rail transportation.  The Amtrak line stops in 
Picayune, where the station underwent redevelopment in Fall 2008 and became 
known as the Intramodal Transportation Center. 

A  2-6 

PRC Trans April 2010.doc 



Section 2 
Identified Needs 

A  2-7 

PRC Trans April 2010.doc 

2.2.3 Alternative Transportation 
2.2.3.1 Public Transit 
There is currently no fixed route transit or intercity bus service within Pearl River 
County.   

2.2.3.2 Bicycle  
Pearl River County does not have dedicated bicycle facilities.  However, there is 
evidence of bicyclists within the County.  For, between January 2007 and April 2009, 
there were 2 accidents involving bicyclists and motor vehicles.  Both of these accidents 
occurred within the City of Picayune: at Hwy 11 at Bruce Street, and Bogan Circle at 
South Beech Street.   

2.2.3.3 Pedestrian 
Between January 2007 and April 2009, there were 20 accidents involving pedestrians 
and motor vehicles.  Many of these accidents, including two which resulted in 
fatalities, occurred along the county’s interstate or highway system, roadways not 
designed for pedestrian use.  The table below lists the intersections where these 
accidents occurred.  

Intersection 
No. of 

Fatalities 
Picayune  

6th Ave and Glenwood St -- 
Friendship Park Rd and S Haugh Ave -- 
Goodyear Blvd and Holly St -- 
Kirkwood St and Goodyear Blvd -- 
Martin Luther King Blvd and Clover Cir -- 
Memorial Blvd and E Jerusalem Ave -- 
MS 43 and Hwy 11 -- 
MS 43 and Pigott Ln -- 
MS 43 and Sheppard Blvd -- 
Palestine Rd and Carver Dr -- 
Rosa St and Lewis St -- 
Sally Dr and Jackson Landing Rd -- 
S Haugh Ave and Telly Rd -- 
S Loftin Ave and Memorial Blvd -- 
Telly Rd and S Curran Ave -- 

Poplarville  
Martin Luther King Jr Dr and Barber St -- 
MS 53 and MS 26 -- 

Unincorporated County  
I-59 and Hillsdale Rd 1 
I-59 and Millard Rd 1 
Rollingwood Dr and E Lakeshore Dr -- 



Section 3 Community-Wide Goals and 
Recommendations  
The establishment of community-wide goals allows a municipality to optimize the use 
of available resources to effectively meet the needs and wishes of its constituency.  
The Pearl River County Strategic Plan identifies both short-term and long-term goals 
to improve the transportation network and increase the quality of life within the 
County.  The transportation goals and their prescribed action items within the 
Strategic Plan are: 

Goal 1: Improve roads and road maintenance as identified.   

Action Items/Recommendations: 

• Educate the public on the need for better roads; 
 
A public marketing campaign to educate the public on transportation needs could 
include brochures, billboards, both electronic and traditional, information online, 
particularly the County’s website and the Picayune’s and Poplarville’s Chamber of 
Commerce websites, newspaper editorials, and public hearings.    
 

• Promote a funding mechanism for maintenance; 
 
In order for the County to consistently provide adequate maintenance, reliable funding 
sources are necessary.  Potential governmental funding should be pursued through 
federal and state programs. 
   

• Encourage cooperative efforts to improve road maintenance that address the 
needs within the County, not necessarily within supervisor districts; and  

 
The transportation network is not distinct within each district, but rather to the 
County as a whole, and should be treated comprehensively.  Pavement condition 
assessment should be conducted periodically, to prioritize maintenance expenditures. 

 
• Work with the Mississippi Department of Transportation Southern District 

Commissioner to enhance funding for new projects and maintenance projects. 
 

Potential governmental funding should be pursued through federal and state 
programs. 

 
Goal 2: Adequate transportation for Pearl River county residents in need of 
supportive services.   
 

Action Items/Recommendations:   
 

• Survey other groups who have attempted to do this, especially for those 
needing access to jobs, and health services; 
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An example of such a service is one operated by the Coast Transit Authority (CTA).  
The CTA provides a demand response service for senior citizens in Harrison County, 
MS.  The service offers limited non-emergency curb-to-curb service for medical 
appointments, grocery shopping trips, and senior citizen’s center transportation.        
 
A demand response service, or paratransit service, has no fixed routes or schedules, 
but rather is on-call to those it serves.  A paratransit service open to not just senior 
citizens, but all those in need of supportive services, would be a feasible option to 
achieve this goal.   
 

• Approach ministers and groups about possible participation in meeting this 
goal; 
 
The CTA works with the Gulf Coast Community Action Agency in order to publicize 
its paratransit service.  Civic and social service groups may be able to help support 
both financially and materially.  
 

• Investigate financial and legal aspects of such services; and 
 
Potential governmental funding should be pursued for the state and federal level.  The 
U.S. Department of Transportation provides technical assistance and legal guidance to 
state and local governments regarding paratransit services.  Government-funded 
services must adhere to the Americans with Disabilities Act (ADA) 
 

• Solicit donations from private enterprise in the form of funds or vehicles. 
 
Local or regional agencies with a mission geared towards providing or assisting in 
supportive services for those in need should be considered first for solicitations.       

 
Another County-wide transportation goal arising from the analysis in Section 2 
includes: 

Goal 3: Create a safe and efficient transportation network that addresses congested 
conditions and minimizes the potential for accidents. 

Action Items/Recommendations:   

• Give priority consideration to those projects which would alleviate existing 
safety deficiencies; 
 
Segments of the transportation network identified with safety deficiencies include 
those intersections with a disproportionate number of accidents, most notably along 
MS 43.  
 

• Explore transportation system management (TSM) strategies which serve to 
enhance the efficiency and safety of the transportation network in order to 
lessen congestion and improve air quality of the region; and 
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TSM strategies include new or expanded infrastructure such as new roadways, new 
transit or bicycle facilities and widened sidewalks; and modifications to existing 
service such as improved traffic signalization schemes and road striping.   
 
Although there are no bicycle facilities within Pearl River County, consideration 
should be given to the possibility of bicyclists utilizing the roadways, especially in 
Picayune.   
 
In addition, the majority of accidents involving pedestrians occurred along the 
county’s interstate or highway system, roadways not necessarily equipped with 
pedestrian facilities.  Pedestrian use of these roadways should be taken into account. 
 

• Investigate transportation demand management (TDM) strategies which are 
designed to alter travel behavior in order to minimize congestion and provide 
viable and convenient transportation alternatives to driving alone, especially 
as the population begins to age.  

TDM measures include land-use management strategies such as in-fill development, 
enhancing existing transportation options such as providing an emergency ride home 
to carpoolers, and mitigating congestion such as encouraging telecommuting or 
flexible work hours.  TDM strategies would alleviate pressure on the already over-
capacity roadways.  



Section 4 Performance Measures 
There are a number of ways Pearl River County could measure its progress on 
improving its transportation network.  MDOT measures the annual average daily 
traffic measurements for transportation segments within Pearl River County.  
However, not all transportation segments are in fact measured annually.  The County 
could work with MDOT to update its figures and determine which roadways are the 
most frequently used.   

In addition, the Mississippi Office of Highway Safety maintains accidents records for 
Pearl River County.  These records can be compared annually to determine if 
strategies to enhance safety within the transportation network are making an impact.   

The County could also commission a travel demand model to determine if roadways 
currently designated with a LOS of D or higher would be downgraded as a result of a 
range of possible transportation initiatives and improvements.   

These follow-up studies would serve as valuable tools in measuring the effectiveness 
of implemented strategies.  Once performance indicators are measured, existing 
strategies can be adjusted according to their level of effectiveness. 
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Community Character & Image 
 

Section 1: Introduction 
1.1 Overview 
1.2 History of Pearl River County Development 
In 1890, the New Orleans and Northern Railroad was completed, linking the very 
sparsely settled Pearly County to New Orleans and Atlanta.  Pearl River County was 
established on February 22, 1890, with Poplarville as the county seat.  By 1892, the city 
held a courthouse and a boarding school.  In 1908, Pearl River County annexed from 
Hancock County the land area containing Picayune, which began as a trading post 
along the Hobolochitto Creek. 

In addition to the two cities, Pearl River County has contained several rural 
communities.  Many of the small communities that depended on the timber industry, 
such as  Anderson, Barth, Bola Junction, Burge Spur, Conn, Elder, Emery, Forena, 
Loftin, Long Branch, McGehee, New Camp Rowlands, Orvisburg, Tyler, and Wilco, 
disappeared by the the 1930s, when much the timberlands were cut over for the 
cultivation of Tung trees.  Other communities, such as Carriere and Henleyfield, 
persisted with the support of a major institution or industry.   

The Tung oil industry thrived for approximately 30 years but suffered with the 
introduction of synthetic paint ingredients in the second half of the century.  While 
logging continued to some degree, at mid-century, agriculture--cattle, sheep, dairy 
and hog farming, truck farming, pecans, satsumas and pears—became the primary 
land use and economic driver.   

Pearl River County saw the arrival of its first sizeable white collar population when 
NASA constructed its rocket-testing site on the Pearl River in neighboring 
northwestern Hancock County in the 1960’s.  In the ensuing years, suburban 
residential developments for New Orleans and Gulf Coast workers have been 
developed on former agricultural and timberland areas, particularly in the southern 
half of the county.   
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Section 2: Lake Troy / Millard 
2.1 Overview 
The rapid pace of land development in Pearl River County in recent years presents 
both opportunities and challenges to the future of the County.  Development brings 
with it welcome economic growth, but if allowed to expand unchallenged can result 
in the endangerment or even the loss of the very features that make Pearl River 
County so desirable a place to live: the pine forests, rolling hills, and branching 
streams that define the area’s geography.  The conceptual plan for the development of 
a new community in Millard on the proposed Lake Troy seeks to balance the financial 
imperatives of successful real-estate development with the responsibilities of 
environmental stewardship in a sustainable manner.  

2.2 Integration of Community and Ecology  
In scenarios that have become all too common across North America, new residential 
communities are designed and constructed without thought to the local environment 
or the things that make living in a natural setting desirable in the first place. Places of 
scenic beauty quickly become run-of-the mill suburban developments—harming the 
natural environment, the quality of life of the residents, and property values of the 
real estate. Examples do exist, however, for the careful planning of residential and 
commercial development that respect and maintain look and function in the existing 
landscape.  These examples range from the 19th-century “Emerald Necklace” of parks 
and woods in Boston to more recently projects such as The Woodlands, Texas, a 
modern subdivision design within a forested setting.  In Mississippi, Canebreak, 
outside of Hattiesburg , and Florence Gardens in Gulfport are two local examples of 
successful neighborhoods designed within a natural setting.   

At Lake Troy, the integration of resource management with strategies to maximize 
land value and quality of life is a driving factor behind the master plan.  In the design 
of the new Lake Troy community, the elements of the constructed “natural” 
environment—in the form of maintained wetlands, conservation zones, recreational 
trails, drainage swales, and Lake Troy itself—are carefully woven together to create a 
vibrant, viable community that takes full advantage of its unique setting to create a 
special place for residents and visitors. 

a. Lake Troy 
The single most important feature of the Lake Troy community is, of course, the Lake 
itself. The preliminary design of the community provides for multiple neighborhoods 
of different size lots with natural areas between and within the neighborhoods.  Many 
homes will have lakefront property and the neighborhoods can be designed to allow a 
view of the lake from homes that are not on the shoreline.  The lake will offer boating 
opportunities with a public boat launch.  The ability to have both motorized and non-
motorized vessels in the different areas of the lake will allow recreational 
opportunities for a variety of lifestyles.  The provision of a public beach will add to 
the entire county’s enjoyment of the water. 
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b. Conservation Zones 
While conventional suburban development plans begin with laying out roads and lots 
and then (maybe) leave aside small bits of land as open space, the strategy with the 
Lake Troy community is to first designate areas that will remain zoned as 
“conservation space” within and around developed areas. Establishing conservation 
zones at the outset guarantees the preservation of these open spaces—wooded areas, 
pastures, and wetlands—that provide scenic beauty and environmental well-being, 
two aspects of new community design which have been proven to generate and 
maintain economic value. Furthermore, when tied in with the Lake and surrounding 
wetlands by the trail-and-swale system described below, the Conservation Zones—
essentially public and semi-public park spaces—become a valuable component in 
Lake Troy’s recreation and resource management system.  Conservation Zones in 
Lake Troy can occupy up to 40% of a given parcel, and are generally placed 
throughout lower-lying areas.   

c. Wetlands 
The water management strategy of the new Millard / Lake Troy community will be 
both defensive—offering protection in the case of high-water events, and 
constructive—creating and conserving wetlands around the Lake that tie into the 
community recreation system. With these twin purposes in mind, a Wetland 
Conservation Zone has been established between the mean elevation of the new Lake 
Troy and the projected 100-year flood level around the lake. By setting aside this 
wetland zone and restricting development within it, the health of this resource is 
ensured.  These freshwater wetlands, properly managed, will be home to plant 
species such as native marsh grasses as well as to rich peat soils and, in time, may 
host new lowland cypress and upland pine growth—trees which once dominated the 
region but have since given way to the pressures of development. The plants in the 
wetlands support migratory waterfowl such as egrets and heron. As scenic 
landscapes which can be experienced up-close, these wetlands will contribute to the 
overall “sense of place” that will make Lake Troy so special. They also serve 
important ecological functions, stabilizing the slopes along the bank of Lake Troy and 
filtering stormwater as it enters the lake—an essential part of successful water 
management, as the Lake will host recreational activities such as boating, swimming, 
and fishing.  

d. Drainage Swales 
A second key component of water management in Lake Troy is the planted swales 
which drain the developed areas into the Lake. Situated in naturally-occurring 
troughs, these three-to-four foot deep, tree-and grass-lined swales collect stormwater 
from the developed areas around the Lake, transport it through the wetlands, and 
drain into the Lake itself.  Like the wetlands, these swales are both scenic and 
functional. The swales direct stormwater away from developed areas into wetlands 
and the Lake; at the same time they form natural “fingers” of green space that 
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intersect with the developed areas, creating additional scenic views and recreational 
areas. 

e. Trail System 
While the community’s road system makes getting around by car easy enough, an 
extensive network of pedestrian and bike-only trails runs through the community’s 
conservation zones. These alternate transportation and recreation paths are semi-
paved with bark, mulch, and boardwalk, and connect neighborhood lots to one 
another. 

f. Dam Breach Zone 
According to safety codes, the area surrounding the spillway side of the Lake Troy 
Dam (opposite of the Lake reservoir) must remain undeveloped in the unlikely event 
of a dam breach. This restriction, while essential to maintain the safety of the 
community, also results in 400+ acres of undeveloped open space available for 
recreational use in the Dam Breach Zone.  It is suggested that an equestrian park and 
trails can be established in the dam breach area. 

2.3 Community Design to Create a Sense of Place 
a. Development Zones 
i. Low-Density Suburban Residential 
The Low-Density Suburban Residential Zone is characterized by detached single-
family homes placed at 2-6 units per acre (approximately 1500+ units total).  The 
slightly higher density than conventional suburbs allow for “conservations zones” to 
be effective resources for recreation and environmental quality. Lots will be placed to 
maintain wooded buffers along roads and to maximize views to Lake Troy.  Premium 
lots will be located along the lakefront. Home designs should be designed to be 
energy and water efficient to fit with the overall community objectives and to benefit 
residents in the form of lower utility costs. 

ii Medium Density Residential 
Around 20% of residential construction, these properties will be located throughout 
the low-density parcels, in the form of duplex townhouses and walkups in mixed-use 
locations in “Town Center” (see below).  These units will serve several markets, 
including affordable housing, senior housing, and young professionals. 

iii. Medium Density Commercial/Retail 
Local retail and commercial services will be concentrated in one of three “nodes” 
serving future Lake Troy neighborhoods along major roads.  Each neighborhood will 
be less than a mile from shops to reduce travel time and make walking and biking an 
option.  Where possible, these centers will be designed to front the street and 
sidewalks, as traditional small town centers were designed before the automobile, to 
make storefronts and walking the focal point, instead of parking lots and car traffic.  
Land use controls should not allow “Big Box” retail within the new community, but 
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should accommodate the needs for local/smaller scale groceries, professional offices, 
small businesses, pharmacies, restaurants, etc.  The Big Box development should be 
within other cities or along the Interstate Highway.  The Town Center will have some 
additional specialty stores attracting customers from inside and outside the Lake Troy 
community. 

b. Road and Lot Layout 
The road and lot layout is designed to work with the existing lay of the land wherever 
possible, reducing the need for culverts and crossings, and to maximize views over 
conservation areas.  This also creates many winding roads and a feeling of privacy for 
residents.  The lots will follow the winding road layout.  The major road is a “half-
ring” road laid out around lake connecting Highway 11 to Interstate 59 through the 
Northwest, Southwest, and Southeast quadrants around the lake, serving as the main 
circulation through the community and main entrance/exit to the highways on either 
side. Secondary roads branch off from the main road leading into developed 
residential areas. Planted buffers, represented in the siteplan as contiguous with the 
Conservation Zones, separate the main road from nearby residential developments.  

c. Public Beach and Boat Launch 
There are two public beaches in the community site plan, along the western bank of 
Lake Troy.  The northernmost beach will include a boat launch for recreational 
boaters. The southernmost beach sits in between the Town Center and scenic hotel 
area, geared more for swimming and other non-motorized recreational activities.  

d. Scenic Hotels and Private Beach 
Situated south of Millard Lake Road, near the Town Center, the beach and hotel area 
will be a premier destination. Hotels will maximize lake views and wooded settings.   

e. Equestrian Park 
The Dam Breach Zone will be used as semi-private Equestrian Park to maximize the 
available recreational space. Permanent structures here are highly restricted due to 
safety concerns in the unlikely event of a dam breach, which makes a passive 
recreational activity such as horseback riding as ideal use.   

2.4 Design and Construction Phasing 
Any development of this size is quite rightly not going to be built as one, large project.  
It will be necessary to break it up into phases.  The choice of which portion to design 
and build first will be impacted by several factors and will depend on priorities of the 
County and the Developer.  A suggested option is to build the Town Center and hotel 
area first to attract tourism and visitors bringing attention to the area as a new 
destination not only for visiting but also a future residential community.  This is will 
likely involve greater investment and commitment of funds because of more 
infrastructure and pay-back time.  Another option may be develop a residential area 
with corresponding retail center.  The northeast corner might be the best site to start 
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with because of its proximity to existing developments.  This would show what 
residents could expect from the rest of the development and could require less 
financial commitment because funds would be recouped from home sales. 
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Economic Development Plan 



Section 1 
Extending Past Planning Efforts 
 
It is critical that Pear River County’s economic development vision and strategy build 
upon the most recent strategic planning efforts locally and regionally.   The two most 
important include: 1) a Comprehensive Economic Development Strategy (CEDS) for 2007-
2012 completed at the regional level by the Southern Mississippi Planning and 
Development District, and Building Pearl River County’s Future, A Strategic Plan for 
Pearl River County, administered by Partners for Pearl River County which was last 
updated in July, 2008.   

An overview of the key goals, projects, and programs of these efforts are consolidated 
below. 

Southern Mississippi CEDS 
Completing a comprehensive economic development strategy (CEDS) is required by 
the U.S. Department of Commerce, Economic Development Administration (EDA) for 
those regions seeking federal financial assistance under EDA's Public Works or 
Economic Adjustment Assistance Program.  Coordination with the major goals and 
projects identified in the region’s CEDS will enhance the County’s options for 
financing economic development efforts. 

The EDA describes the program as follows: 

A comprehensive economic development strategy (CEDS) is designed to bring together the 
public and private sectors in the creation of an economic roadmap to diversify and strengthen 
regional economies.   The CEDS should analyze the regional economy and serve as a guide for 
promoting regional goals and objectives, developing and implementing a regional plan of 
action, and identifying investment priorities and funding sources.  A CEDS integrates a 
region's human and physical capital planning in the service of economic development.  
Integrated economic development planning provides the flexibility to adapt to global economic 
conditions and fully utilize the region's unique advantages to maximize economic opportunity 
for its residents by attracting the private investment that creates jobs for the region's residents. 
A CEDS must be the result of a continuing economic development planning process developed 
with broad-based and diverse public and private sector participation, and must set forth the 
goals and objectives necessary to solve the economic development problems of the region and 
clearly define the metrics of success.   Finally, a CEDS provides a useful benchmark by which a 
regional economy can evaluate opportunities with other regions in the national economy.  
http://www.eda.gov/PDF/CEDSFlyer081706.pdf 

The Southern Mississippi Planning and Development District (SMPDD) is an 
organization representing 15 counties in Southern Mississippi.   The committee’s 
analysis of economic and demographic data for the region, coupled with input from 
local economic development personnel defined “strategic findings” for the conditions 
in the region.  Some of the most important findings are: 
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Section 1 
Extending Past Planning Efforts 

 
 Decreases in the population have occurred mainly in the population under 34 

years old.   There are indicators that show the District is losing its younger 
population and there should be some consideration in finding ways to retain and 
perhaps recruit a younger population and workforce in South Mississippi.  A 
regional solution should be considered to address this problem and recruit or 
retain this working-age population.  

 Local economic developers report that quality of life is the most important factor in 
recruiting workers, not necessarily money.   They must promote quality of life and 
ensure that the infrastructure is in place to allow for high speed internet and other 
amenities that are no longer considered luxuries but instead necessities. 

 Workforce participation rates are a concern of local economic developers.  There 
appears to be a number of people who choose not to work, are not on public 
assistance and are not in school.  Though hard to quantify, there is a population of 
citizens who simply are disengaged from the workforce and choose not to 
participate. It has been suggested that local economic developers should transition 
from recruiting new companies to creating new jobs or expanding existing 
industries based on the workforce that is available.  

 There should be a focus on adult education and job training to better prepare the 
workforce and pull families out of poverty.  The region should concentrate on 
attracting higher paying jobs, not just new jobs.  

 There is a need to foster entrepreneurship and create support systems for new 
business in the District. 

 The region should work together to maintain an available skilled workforce to 
support the clusters (see CEDS report for a discussion), improve access to venture 
capital, promote research and development resources that support the clusters, 
create a culture of entrepreneurship and innovation, consider shared training 
facilities and maintain a positive, supportive business climate.  

 Access to broadband technology is hard for the rural communities in the region to 
fund, so they are somewhat at a competitive disadvantage.  

 The insurance cost for both homeowners and commercial businesses has seen a 
shocking increase since Hurricane Katrina.  The cost of doing business, therefore, 
has increased for local business people and citizens have less disposable income to 
spend in the region. 

The CEDS committee accepted ideas submitted via a formal survey of community 
leaders and public comments on the draft CEDS posted on the SMPDD website.  The 
following goals and objectives were defined: 
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Goal 1:  Be recognized as a region that thinks and works together regardless of 
geographic boundaries. 

 Act as a contingency hub that will ensure commerce continues to flow and expedite 
recovery in the event of natural, political or economic disasters or downturns.  

 Develop an effective information dissemination system that will lessen the negative 
impacts that may be caused by business interruption.  

 Address the lack of housing, especially affordable housing, workforce housing and 
rental housing in the Hurricane Katrina-impacted areas of the region.  

 Encourage cities and counties to implement cooperative marketing programs that 
benefit the entire region, recognizing the ability of metro and micro areas to draw 
more interest. 

Goal 2:  Create and nurture a culture of entrepreneurship and innovation.  
 Coordinate financial assistance programs and support systems for small business.  

 Monitor and analyze the retail sector.   Encourage and facilitate downtown 
development programs.  

 Support entrepreneurship classes in the public school grades 7-12 curriculum.  

 Partner with community colleges and four-year institutions to encourage new 
business start-ups, including the use of incubators.  

 Support and develop programs that improve access to venture capital.  

 Promote the research and development resources available throughout the region.  

Goal 3:  Create new and expand existing economic development programs that will 
lead to the creation of new jobs, additional wealth, higher wages and a better quality 
of life for the region.  

 Improve the water and sewer infrastructure necessary to support business 
expansion and creation. 

 Support the development and growth of airports and seaports in the region 
including access to and from by rail and truck. 

 Empower short-line railroads that serve the rural communities to improve service. 

 Support road and highway programs that will improve the transportation network 
in the region.  

 Encourage Mississippi Department of Transportation to lay conduit for broadband 
communications in all new roads.  
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 Encourage county and city water associations to lay conduit for broadband 

communications along new sewer and water projects. 

 Support the standardization of policies and regulations for the water districts in the 
unincorporated areas. 

 Explore alternatives to landfills in the region. 

 Support the expansion and recruitment of cluster industries in the region. 

 Develop financially feasible industrial, technology and business parks in the region. 

 Support tourism-related industries that not only bring outside dollars to the region 
but also serve as amenities that are important to the quality of life of area residents 
and potential new business. 

 Promote quality of life as a regional amenity to potential workers. 

 Prepare comprehensive plans, strategic plans and zoning ordinances.  

Goal 4:  Develop and support a long-range workforce development program that will 
increase workforce participation rates, encourage educational excellence and train 
the workforce of the future.  

 Develop programs to retain and recruit a younger population to ensure a sufficient 
number of people of workforce age.  

 Implement a parental education campaign promoting technical/vocational careers.  

 Support K-12 programs that instill work ethic and a values system in the public 
education system in an effort to break the culture of entitlement.  

 Address the engagement issue (lack of participation) that exists in current 
workforce training programs.  

 Address cultural, language and other barriers that may exist with the in-migration 
of the Hispanic population into the workforce.  

 Improve job training programs to reduce the potential mismatch between job skills 
and jobs available. 

The CEDS also identified an action plan.  The following are items particularly relevant 
to economic development in Pearl River County and the Southern Mississippi region: 

 Create an environment that promotes the expansion of existing industry, the 
attraction of new industry and the creation of quality jobs for South Mississippi. 
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 Support and create a strong retail and service entrepreneurship that will foster 

downtown, commercial and tourism development.  

 Facilitate growth and enhance public health, safety and welfare by providing the 
highest level of infrastructure and community services available, thereby 
improving overall quality of life in the region.  

 Promote foreign trade opportunities by encouraging exports of local products and 
sponsoring expanded communication between potential markets. 

By incorporating these CEDS goals and plans, Pearl River County will be in a good 
position to seek the assistance of SMPDD in locating and securing funding for 
programs the County may choose to launch.   

The Pearl River County Strategic Plan and Leadership Initiative 

The Pearl River County Strategic Plan and Leadership Initiative was launched in 
November 1999 with a goal of creating an opportunity for citizens in Pearl River 
County to enhance the capacity of the community, create a vision for the future and to 
map the navigational chart to success.   

A survey of Pearl River County businesses in was completed in January 2001, and 
community workshops were scheduled and task force teams collected information, 
defined problems, developed ideal future conditions, defined goals, developed 
strategies and developed action plans.   Teams finished the planning in November.  A 
one week leadership retreat was held.  The document summarizing this effort is 
Building Pearl River County’s Future: A Strategic Plan for Pearl River County.  The plan is 
currently be administered by Partners for Pearl River.  A copy of the document’s July 
2008 version can be reviewed at http://www.partners.ms/strategic%20plan.htm 

The plan is based on a process entitled, “Moving from Vision to Action.” This process 
considers community development based upon six building blocks.  The three blocks 
that relate to economic development are: 

Physical Infrastructure - “Connect the community with distant markets, people and 
education options; ensure public health and safety”; Jobs - “Build the economic base 
to create larger numbers of higher quality jobs”, and People – “Create a high-skill, 
high-value workforce.” 

The Physical Infrastructure Task Force’s summary evaluation of the conditions in the 
county is reported as: 

Strengths  
 Natural beauty and available land for development  

 Natural gas pipelines  
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 “Smart” schools wired for internet access  

 PRCC is a virtual community college  

 Highway and rail access is available  

 Two airports within the county  

 Subdivision regulations are in place  

Weaknesses  
 Lack of a unified vision and mission 

 No land use plan or capital facilities plan in place 

 Water lines in many rural areas are too small for fire protection 

 Inadequate striping on roads create safety hazards 

Threats 
 Lower property values caused by uncontrolled growth 

 Public not receptive to land use regulations 

 Clean water regulations may cause water companies to turn over management to 
utilities for a fee 

 Community water systems opposed to unified county system 

Critical Threats  
 Perception of a north/south social split in the county 

 Growth and lack of planning 

 Loss of ownership of large tracts and parcels of land Opportunities 

 Distribution hub for region 

 Telecommunication exist to meet industry needs 

 Regional landfill is adequate, but need to find other alternatives 

 Markets for electricity expanding due to deregulation 

The People Task Force focused primarily on academics, but identified as a strength 
the PRCC Workforce Development Training Center.   

The Jobs Task Force described the conditions in the county as: 
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Strengths 

 Access to transportation and highway system 

 Excellent schools 

 Desirable place to live 

 Competitive power rates 

Weaknesses 
 Limited financial support for economic development 

 No major industrial parks 

 Lack of “basic” jobs 

Threats 
 Lack organized economic development 

 Lack of local incentives 

 Attitude of status quo 

 Bedroom community 

 Low sense of community self-esteem 

Opportunities 
 Right to work state 

 Strategic planning effort 

 Tourism development 

 Polymer based industries 

 Reappraisal of property 

 Collaboration between PRCDA and Chambers 

 Expanding to support Louisiana and Gulf Coast businesses 

 PRCC provides entrepreneurial training 

Following the evaluation of conditions, the three task forces developed strategies for 
their areas. 

The Physical Infrastructure Task Force offered these goals:  
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 Promote minimum standards for buildings in Pearl River County  

 Improve water and wastewater system to accommodate growth  

 Improve Roads and Road Maintenance  

 Create a community that is resistant to threats of Natural Disaster  

The People Task Force provided goals and strategies for improving the educational 
system (student attendance, parental involvement, Early Childhood development, 
and adult literacy) and a goal of using Pearl River Community College (PRCC) to 
prepare, develop and train the workforce for current and future business and 
commercial entities in Pearl River County by surveying business and industry needs 
and marketing PRCC’s Workforce Development Program.   And at some point in the 
future, create a Workforce Training Consortium. 

The Jobs Task Force recommended the following goals be considered: 

 Develop an economic development focus best suited for Pearl River County and 
develop a plan and funding for implementation 

 Develop a workforce alliance to analyze workforce needs for Pearl River County’s 
economy today and those needs crucial for our future economy.   The alliance will 
organize workforce development activities region-wide to secure that Pearl River 
County is positioned with an active skilled workforce for the years to come 

 Establish a millage from the Pearl River County Board of Supervisors and promote 
fundraising activities that will not compete with currently promoted events. 

 Promote Partners for Pearl River County liaison office at the Stennis Space Center 
to better inform and align county assets with those of Stennis. 

 Develop a united economic development program that will include all 
organizations, including public, private and social interest groups 

 Develop a Countywide Industrial park to serve the business needs of Pearl River 
County 

 Develop a Pearl River County enterprise development center 

 



Section 2 
Program Recommendations 
 
The current economic profile of Pearl River County can be summarized with a few 
key points: 

 The population of the county is growing and expected to continue to increase. 

 The population growth is mainly for the older populations (44 and over) and 
persons less likely to be a part of the work force.  The county is trending toward 
becoming a retirement setting.  

 Per capita income is 19% below the state average and 39% below the national 
average.  Those statistics are expected to grow at a rate of only 1.49% per year over 
the next 5 years and average household income at a lower 1.30% per year.   

 The business firms in the county are mostly small and over 90% have fewer than 20 
employees.   

 Job growth in the county continues and the need to commute out of county for jobs 
has lessened.  Still over 40% of the workforce commutes out of the county.   Most 
new jobs are in government, retail trade, accommodations and food service, and 
education. 

 Average wages paid in the county are 27% below average Mississippi wages and 
46% below the national average and Real (adjusted for inflation) average earnings 
per job have not significantly increased in the past 30 years. 

Pearl River County, by comparison to the state and the nation, is not a prosperous 
county.  Yet the population continues to grow.  One likely reason for this continued 
growth is the lifestyle choices offered in Pearl River County that are attractive to a 
number of demographic groups.   

Economic prosperity is a healthy and expanding business community, offering 
quality employment opportunities and generous wages and benefits, and paying local 
taxes to support an improving infrastructure, and without lowering the sense of place 
or quality of life of all citizens of the county. To improve the economic prosperity of 
the county, the community and its leaders should consider goals that encourage and 
seek coordination and cooperation between the County, local and regional 
organizations, and private sector.  To help facilitate this coordination, the following 
goals and policies provide a guiding framework for the County to align with the 
efforts of local agencies and businesses as well as surrounding counties: 

Goal 1:  Create an economic development culture that encourages inclusivity, multi-
scale collaboration, and outreach to other entities in the region and the state. 
Implementation Activities 
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Section 2 
Program Recommendations 

 
 Develop programs that will include all organizations in the county, including 

public, private and social interest groups. 

 Partner with local businesses, industry groups, and neighboring counties in 
cooperative marketing programs. 

 Maintain involvement with state and regional groups to keep abreast of programs, 
sources of funding, and opportunities to working together to promote the county 
and the region. 

 Identify regional collaboration opportunities with the MS Gulfcoast Alliance, 
Mississippi South, Inc., and Southern Mississippi Planning and Development 
District. 

 Coordinate with the Comprehensive Economic Development Strategy (CEDS) 2007-
2012 for joint funding/financing of economic development projects with regional 
scope. 

Goal 2:  Promote a network of services that will support the growth and prosperity 
of Pearl River County’s existing business sector and will attract both entrepreneurs 
and successful established companies from outside the county. 
Implementation Activities 

 Develop industrial, technology and business parks in the region. 

 Promote quality of life as an amenity to potential workers and business owners. 

 Support a strong retail and service sector that will foster downtown, commercial 
and tourism development.  

 Coordinate financial assistance programs and support systems for small business.  

 Support local businesses by offering advantages in competitive public contracts for 
goods and services. 

 Partner with the Chamber of Commerce and other organizations to publicize and 
celebrate the opening of new businesses in the county. 

Goal 3: Develop the physical infrastructure required to support the growth and  
vitality of the region’s economy.  
Implementation Activities 

 Improve water, wastewater systems, roads, and road maintenance to accommodate 
growth. 

 Encourage the expansion of broadband communications to all areas in the county. 

 Encourage the development of affordable workforce housing. 
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Section 2 
Program Recommendations 
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Goal 4: Develop and support an effective workforce program that will increase 
workforce job skills and wages and attract employers to the county. 
Implementation Activities 

 Partner with Pearl River Community College to help design and deliver an 
effective workforce development program. 

 Seek input from the business community on workforce training needs. 

 Create a method for providing information about and access to short-term training 
available in the county. 

 Develop a workforce task force to analyze workforce needs and organize workforce 
development activities. 

Goal 5: Expand the community services and amenities that can enhance quality of life 
and preserve community values in order to attract and retain business investment. 
Implementation Activities 

 Partner with local and regional community services organizations to identify 
collaborative opportunities to design new community services and amenities 
offerings. 

 Form a working group of leaders from the local business community who are 
willing to focus on quality of life and community values as economic development 
from a strategic perspective.  

 Identify the key indicators of current and future quality of life in Pearl River 
County so that progress can be measured. 

 



 

Section 3 
Implementation Management 
 
To achieve the goals above, it is recommended that the County implement the 
following next steps: 

Dedicated staff time—select and train a full time staff member focused on local 
program management and regional/state coordination is key to ensuring the 
consistent effort needed for success.   

Economic Development Task Force—comprised of business leaders across key sectors, 
the Task Force will add perspective and strategic experience that can effectively guide 
staff efforts and provide wise counsel to the Board of Supervisors. 

Once the staff resources and Task Force are in place, it is recommended that the Board 
of Supervisors develop an annual work plan with quarterly milestones.   The staff 
member will be responsible for execution of workplan tasks and reporting to the Task 
Force and Board of Supervisors. 
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Section 4 
Funding Programs 
 
There are many sources of funding for well designed programs for local economic 
development efforts, ranging from local fundraising to state and federal programs.  It 
is recommended that the County gain on-going and cost free funding assistance from 
the Southern Mississippi Planning and Development District (SMPDD) staff.  SMPDD 
is the official liaison with the Economic Development Administration (EDA) and 
informs the EDA on the status of District programs, projects, activities and related 
needs that may qualify for EDA participation.  They will review potential projects for 
EDA funding, facilitate the pre-application and application phase, and perform 
project administration on a contract basis.  

The SMPDD also coordinates networking between federal, state, regional and local 
agencies as it relates to the funding of economic development projects and other 
planning activities.  The will provide the Pearl River County agency or organization 
research on public and private funding opportunities based on county needs 
assessment, provide application assistance and project administration for Community 
Development Block Grant (CDBG) program and other funding programs that may be 
identified, and serve as the regional clearinghouse for information concerning federal 
and state assistance programs. 
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Economic/Demographic Trends 
 

ata Availability 
e of data for profiling economic and demographic trends at the 

ome sources of data are more current (sales tax payment data from the 
m the 

he two major sources of projection data are Site to Do Business with analysis by 

he majority of the graphs and discussion of historical information presented 
t 

is 

he 1969-2006 time frame is a 38 year interval for comparative analysis by a 

dditional data and analysis can be viewed at the REAP site: 

D
A major sourc
county level is the U.S. Department of Commerce’s Bureau of Economic 
Analysis. The most recent release of this federal data was in 2006.   
 
S
Mississippi State Tax Commission, labor force and employment data fro
Mississippi Department of Employment Security, for example).  
 
T
ESRI Inc, and Mississippi Power Economic Development, which also features 
ESRI forecast data).  These projections will be presented in the appropriate 
sections.  
 
T
below was extracted from The Mississippi Regional Economic Analysis Projec
(REAP) hosted by University of Southern Mississippi, Bureau of Business and 
Economic Research (BBER).  Where projection data or data from other sources 
inserted into the conversation, it will be clearly indicated.  
 
T
multi-state initiatives supported by US Census Bureau of Economic Analysis 
data.  
 
A
http://www.pnreap.org/Mississippi/ 

Population Trends 

Attracting and retaining people to live, work, locate or start a business, raise a 

 
 

The following graphs offer a broad overview of trends in the pattern of population 

 

family, and retire underlies the economic growth of any region. Population 
growth is both a cause--and a consequence--of economic growth. Patterns of
population growth and change reflect differences among regions to attract and
retain people both as producers and consumers in their economy.  

growth and change of Pearl River County with comparisons to Mississippi and the 
nation. The data used are those compiled by the Bureau of Economic Analysis, 
U.S. Department of Commerce.  
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Figure 1 

Figure 1 traces Pearl River County's annual population over 1969-2006 to 
illustrate the pattern of growth over time.  Over the entire 38-year period, Pearl 
River County's population rose from 27,393 in 1969 to 56,360 in 2006, for a net 
gain of 28,967, or 105.7%.  

The county and state population totals reported by the Bureau of Economic 
Analysis (BEA) are from the Bureau of Census midyear (July 1) estimates. It 
should be noted that these estimates might differ from those that are 
independently prepared in some states by various agencies and/or universities.  
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Figure 2 

Figure 2 highlights the short-run pattern of Pearl River County's population growth by 
tracking the year-to-year percent change over 1969-2006.  The average annual percent 
change for the entire 38-year period is also traced on this chart to provide a benchmark 
for gauging periods of relative high--and relative low--growth against the long-term 
trend.  Pearl River County's population grew on average at an annual rate of 1.98% over 
1969-2006. 

Population Projections 

Table 1 shows population projections by ESRI for the years 2008 and 2013 and 
U.S. Bureau of the Census data for 2000 for comparison purposes provided by 
Mississippi Power Economic Development. 
http://www.mississippipower.com/ecodev/pdf/Pearl_River_County_Demographic
s.pdf 

 

Table 1 Population Projections for Pearl River County
 2000 2008 2013 
Population 48,621 56,537 62,642 
Households 18,078 21,710 24,299 
Families 13,583 16,001 17,679 

Table 2 shows the Table 1 population projections converted to annual rates of 
growth. 
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Table 2 Pearl River County Projected Population Growth 
Annual Growth 2000-2008 2008-2013 
Population 1.90% 2.07% 
Households 2.31% 2.28% 
Families 2.07% 2.01% 

These two tables show a forecast of continued population growth for the county.  
The highest growth projected is in households which has implications for housing. 

Table 3 Projected Population by Age 
 2000 2008 2013 2000-2013 
 Number % Number % Number % Shift 
<20 14,692 30.2% 15,539 27.4% 17,158 27.4% -2.8% 
20 - 24 2,988 6.10% 3,272 5.80% 3,408 5.40% -0.7% 
25 - 34 5,999 12.30% 7,204 12.70% 7,198 11.50% -0.8% 
35 - 44 7,172 14.80% 7,529 13.30% 8,046 12.80% -2.0% 
45 - 54 6,667 13.70% 8,137 14.40% 9,093 14.50% 0.8% 
55 - 64 4,977 10.20% 6,973 12.30% 8,473 13.50% 3.3% 
65 - 74 3,639 7.50% 4,521 8.00% 5,229 8.30% 0.8% 
75+ 2,487 5.10% 3,362 5.90% 4,037 6.50% 1.4% 

The table above shows a predicted shift in the age composition of Pearl River 
County.  The last column shows a downward trend in the proportion of the 
population 44 and younger, and a corresponding increase in the presence of older 
persons. The largest shift is the increase in the proportion of persons 55-64. 

Table 4  Population Segmentation 
  Pearl River County  U.S. 

Rank Tapestry Segment % Cumulative % % Cumulative % 
      
1 46. Rooted Rural 26.6% 26.6% 2.4% 2.4% 
2 26. Midland Crowd 21.1% 47.7% 3.7% 6.1% 
3 42. Southern Satellites 12.0% 59.7% 2.7% 8.8% 
4 18. Cozy and Comfortable 10.8% 70.5% 2.8% 11.6% 
5 56. Rural Bypasses 9.9% 80.4% 1.5% 13.1% 

Subtotal  80.4%  13.1%  
6 50. Heartland Communities 9.7% 90.1% 2.2% 15.3% 
7 33. Midlife Junction 4.5% 94.6% 2.5% 17.8% 
8 48. Great Expectations 2.5% 97.1% 1.7% 19.5% 
9 51. Metro City Edge 1.5% 98.6% 0.9% 20.4% 

10 62. Modest Income Homes 1.4% 100.0% 1.0% 21.4% 
Subtotal  19.6%  8.3%  

The citizens of Pearl River County are identified by ESRI’s Tapestry as 
concentrated in 6 of the 65 tapestry segments.  These six segments describe over 
90% of the county’s population, compared to describing only 15.3% of the U.S. 
population.  The characteristics of families and households in the 10 segments 
listed in Table 4 are described in the appendix.   
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Personal Income 

The annual total personal income estimates compiled by the Bureau of Economic 
Analysis, (BEA) are among the most comprehensive, consistent, comparable, and 
timely measures of economic activity.  

Personal income estimates are also the best available local level indicator of 
general purchasing power, and are therefore central to tracking and comparing 
county patterns of economic growth and change. 

 
Figure 3 

The long-term growth of Pearl River County's real total personal income is 
compared with that of Mississippi and the nation in Figure 2. Cumulative growth 
indices express each region's real total personal income as 100 for the base year 
1969, and the total personal income of subsequent years as a percent of 1969. 
These indices allow a direct comparison of the differences in cumulative growth 
in total personal income for Pearl River County, Mississippi, and the nation.  

Pearl River County's real total personal income climbed 325.1% over 1969-2006, 
surpassed the gain by Mississippi (225.4%), and outpaced the increase nationally 
(212.8%).  

 

Table 5  Household Income Projections by Income Ranges 
 2000 2008 2013 2000-
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2013 
 Number Percent Number Percent Number Percent Shift 
< $15,000 4,245 23.50% 4,302 19.80% 4,389 18.10% -5.40% 
$15,000 - $24,999 3,103 17.10% 3,435 15.80% 3,591 14.80% -2.30% 
$25,000 - $34,999 2,639 14.60% 3,033 14.00% 3,202 13.20% -1.40% 
$35,000 - $49,999 3,056 16.90% 3,574 16.50% 4,096 16.90% 0.00% 
$50,000 - $74,999 3,096 17.10% 4,347 20.00% 5,071 20.90% 3.80% 
$75,000 - $99,999 991 5.50% 1,452 6.70% 2,003 8.20% 2.70% 
$100,000 - $149,999 640 3.50% 1,104 5.10% 1,382 5.70% 2.20% 
$150,000 - $199,999 169 0.90% 213 1.00% 261 1.10% 0.20% 
$200,000+ 163 0.90% 250 1.20% 304 1.30% 0.40% 

Table 5 shows a predicted shift in household income from the lower ranges to the higher. 
Households with incomes in the $50,000 - $74,999 range are forecast to increase the 
most.  

Table 6  Income Projection Summary 
   Annual Growth Projections
 2000  2008  2013 2000-2008 2008-2013 
Median Household Income $31,006  $35,314  $38,262 1.64% 1.62% 
Average Household Income $40,276  $45,749  $48,791 1.61% 1.30% 

The table above indicates that household income is expected to increase at annual 
rates below 2%.  Since these projections are for nominal incomes (rather that real 
incomes) it is possible that inflation could result in the actual purchasing power of 
household incomes to decrease during the forecast period. 

Per-Capita Income 

Per Capita Income is one of the most widely used indicators for gauging the 
economic performance and changing fortunes of local economies. It is used as a 
yardstick to assess the economic well being of a region's residents and the quality 
of consumer markets. It serves as a barometer for calibrating the economic 
performance of a region over time and to judge differences in relative economic 
prosperity between regions.  
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       Figure 4 

The long-term growth of Pearl River County's real per capita income is compared 
with that of Mississippi and the nation in Figure 2. Cumulative growth indices 
express each region's real per capita income as 100 for the base year 1969, and the 
per capita income of subsequent years as a percent of 1969. These indices allow a 
direct comparison of the differences in cumulative growth in per capita income 
for Pearl River County, Mississippi, and the nation.  

Pearl River County's real per capita income climbed 106.6% over 1969-2006, 
trailed the gain by Mississippi (149.1%), and fell below the increase nationally 
(110.8%).  

 

Table 7 Per Capita Income Projections 

 2000 2008 2013 2000-2008 2008-2013 
Per Capita Income $15,160 $17,687 $19,048 1.95% 1.49% 

As discussed previously, the low rate of growth forecast for nominal income, at a 
level below that of the possible rate of inflation, could suggest a decrease in the 
purchasing power of Pearl River County residents over the next 5 years. 
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Employment 

Employment numbers remain the most popular and frequently cited statistics used 
for tracking local area economic conditions and trends.  

The Bureau of Economic Analysis employment estimates reported above measure 
the number of full- and part-time wage and salary employees, plus the number of 
proprietors of unincorporated businesses. People holding more than one job are 
counted in the employment estimates for each job they hold. This means BEA 
employment estimates represent a job count, not a people count.  

Also, BEA employment is by place-of-work, rather than by place-of-residence. 
Jobs held by neighboring county residents who commute to Pearl River County to 
work are included in the employment count for Pearl River County.  

 
Figure 5 

The cumulative growth indices displayed in Figure 5 are for comparing the long-
term growth of Pearl River County's employment over 1969-2006 with 
Mississippi and the nation. The indices express each region's employment in 1969 
as 100, and the employment in subsequent years as a percent of 1969. Although 
they differ in size, one can directly compare the long-term employment growth of 
Pearl River County with that of Mississippi and the nation.  

Pearl River County's employment posted a 139.3% gain over 1969-2006, 
surpassed the growth of Mississippi (68.5%), and outpaced the increase nationally 
(95.8%).  
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Figure 6 

Over the past three decades some counties, regions, and states have experienced 
extreme swings in growth, and often such swings have tended to coincide with the 
decades themselves. Figure 5 again traces the annual percent change in Pearl 
River County employment since 1969, but this time they are displayed with 
average growth rates for the decade of the 1970s, 1980s, the 1990s, and 2000-
2006.  

During the 1970s, Pearl River County's annual employment growth rate averaged 
2.60%. It averaged 1.20% during the 1980s, 3.68% in the 1990s, and 2.13% thus 
far this decade (2000-2006).  

Table 8 below was extracted from data generated by the Mississippi Department 
of Employment Security (http://www.mdes.ms.gov) and expands on the above 
analysis by adding 2007 employment data and other work force and employment 
data. 

Table 8 Labor Force and Employment, 2001-2007 
 2001 2002 2003 2004 2005 2006 2007
Civilian Labor Force 21,420 21,580 21,420 21,500 21,500 20,650 21,620
Unemployed 950 1,190 1,160 1,220 2,030 1,400 1,330
Unemployment Rate 4.4 5.5 5.4 5.7 9.4 6.8 6.2
Employed 20,470 20,390 20,260 20,280 19,470 19,250 20,290
Employment in County  9,810 9,900 9,960 9,960 9,970 10,550 11,580

This data shows that the Pearl River County labor force has not expanded 
significantly over these six years, only a .16% increase compared to a 2.43% 
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increase in county population for the same period.  And the number of Pearl River 
County residents employed fell by .15%, while the number of jobs available in the 
county rose 2.8%. Still the number of jobs in the county falls short of being 
sufficient to meet job demand, resulting in about 42% of county residents 
commuting to another county for their jobs.  The labor force participation rate has 
fallen from 43% to 38% from 2001 to 2007.  Combing this with the data in Table 
3 showing a shift in the population to older residence suggests the county is 
increasing becoming a retirement haven.   

Average Earnings per Job 

Regions vary greatly in the make-up of their labor force, in their industry 
composition of employment, and their economic experience. Reviewing and 
examining recent development in average earnings per job locally with 
comparison to a secondary state and the nation is an important first step in 
understanding the economic forces at play in Pearl River County. 

 
Figure 7 

The long-term growth of Pearl River County's real average earnings per job is 
compared with that of Mississippi and the nation in Figure 7. Cumulative growth 
indices express each region's real average earnings per job as 100 for the base 
year 1969, and the average earnings per job of subsequent years as percent of 
1969. These indices facilitate a direct comparison of the differences in cumulative 
growth of average earnings per job between Pearl River County, Mississippi, and 
the nation.  
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Pearl River County's real average earnings per job climbed 20.9% over 1969-
2006, trailed the gain of Mississippi (55.9%), and fell below the increase 
nationally (46.2%).  

Figure 8 

Figure 3 portrays the trends for average earnings per job relative to the national 
average by tracing the Pearl River County and Mississippi's average earnings per 
job as a percent of the national average over 1969-2006.  

In 1969, Pearl River County's average earnings per job amounted to 64.86% of 
the national average; in 2006, it approximated 53.65%.  

Employment by County Residence and by Industry 

Table 9 presented below is Bureau of Economic Analysis and Claritas 
(http://www.claritas.com) data compiled by LocationOne Information System and 
presented at http://www.locationone.com/states/.  This table shows employment 
in Pearl River County by occupation for 2000 and that projected for 2008. 

Table 9. Employment By Occupation:  Pearl River County Residents  
      New  % of 2008 2000 
Occupation 2000 2008 Jobs New Jobs %  Jobs %  Jobs 

Office/Administrative Support 2,470 3,011 541 13.4% 13.0% 12.9% 
Sales/Related 2,295 2,849 554 13.7% 12.3% 12.0% 
Construction/Extraction 1,903 2,343 440 10.9% 10.1% 9.9% 
Production 1,624 2,004 380 9.4% 8.6% 8.5% 

http://www.claritas.com
http://www.locationone.com/states/
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Transportation/Material Moving 1,597 1,964 367 9.1% 8.5% 8.3% 
Healthcare Practitioner/Technician 1,170 1,459 289 7.2% 6.3% 6.1% 
Mgmt  incl Farmers/Farm Mgrs 1,356 1,384 28 0.7% 6.0% 7.1% 
Installation/Maintenance/Repair 1,098 1,349 251 6.2% 5.8% 5.7% 
Education/Training/Library 1,077 1,308 231 5.7% 5.6% 5.6% 
Food Preparation/Serving Related  887 1,042 155 3.8% 4.5% 4.6% 
Building/Grounds Cleaning/Maint 605 721 116 2.9% 3.1% 3.2% 
Personal Care/Service 495 591 96 2.4% 2.5% 2.6% 
Healthcare Support 429 519 90 2.2% 2.2% 2.2% 
Architecture/Engineering 370 452 82 2.0% 1.9% 1.9% 
Protective Service 331 401 70 1.7% 1.7% 1.7% 
Community/Social Services 276 355 79 2.0% 1.5% 1.4% 
Life/Physical/Social Science 281 351 70 1.7% 1.5% 1.5% 
Arts/Design/Entert/Sports/Media 182 225 43 1.1% 1.0% 0.9% 
Financial specialists 167 221 54 1.3% 1.0% 0.9% 
Computer and Mathematical 177 207 30 0.7% 0.9% 0.9% 
Business operations specialists 156 191 35 0.9% 0.8% 0.8% 
Farming/Fishing/Forestry 160 177 17 0.4% 0.8% 0.8% 
Legal 73 87 14 0.3% 0.4% 0.4% 

Total 19,179 23,211 4,032 100.0% 100.0% 100.0% 

Table 9 shows that the growth in jobs by occupation over the eight -year period 
closely followed the distribution of occupations in Pearl River County in 2000.  
The jobs held in the county post Katrina were not significantly different by 
occupation as pre Katrina. The largest increase (Sales and Related) was an 
increase in share of the total of only 0.3 %, and the largest decrease 
(Management) was a decline of 1.1% in the share of total jobs. 

Table 10 below was extracted from data generated by the Mississippi Department 
of Employment Security (http://www.mdes.ms.gov) showing average 
employment in establishments and government agencies and the change in 
employment from 2001 to 2007. 

Table 10  Employment in Pearl River County Establishments and Agencies  
 2001 2007 Growth 
Industry Jobs % Jobs % Jobs % 
Manufacturing 800 8.2% 810 7.0% 10 0.6% 
Nonmanfacturing 9,010 91.8% 10,770 93.0% 1,760 99.4%
Government 2,650 27.0% 3,590 31.0% 940 53.1%
Retail Trade 2,160 22.0% 2,350 20.3% 190 10.7%
Education 1,650 16.8% 1,820 15.7% 170 9.6% 
Accommodation & Food Serv 930 9.5% 1,340 11.6% 410 23.2%
Health Care & Social Asst 950 9.7% 780 6.7% -170 -9.6% 
Construction 550 5.6% 600 5.2% 50 2.8% 
Finance & Insurance 310 3.2% 420 3.6% 110 6.2% 
Other Serv(except Public Admin) 280 2.9% 310 2.7% 30 1.7% 
Prof.,Scientific, & Technical Ser 310 3.2% 270 2.3% -40 -2.3% 
Wholesale Trade 300 3.1% 220 1.9% -80 -4.5% 
Transp & Warehousing 90 0.9% 220 1.9% 130 7.3% 
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Admin Support & Waste Mang 80 0.8% 210 1.8% 130 7.3% 
Information 120 1.2% 130 1.1% 10 0.6% 
Real Estate,Rental & Leasing 90 0.9% 110 0.9% 20 1.1% 
Utilities 60 0.6% 80 0.7% 20 1.1% 
Arts, Entertain & Recre 60 0.6% 80 0.7% 20 1.1% 
Agri.,Forestry,Fishing,& Hunting 50 0.5% 40 0.3% -10 -0.6% 
Mining 20 0.2% 10 0.1% -10 -0.6% 
Total 9,810  11,580  1,770  

The data above show that manufacturing jobs dropped from 8.2 to 7 percent of 
total employment in the county and accounted for only .6% of the growth in jobs 
over the 6 year period.  Employment in government (federal, state and local) 
agencies and retail establishments accounted for over 50% of jobs in the county 
and over 63% of the job growth.  The 410 jobs in accommodation and food 
service ranked second to government agencies (940 jobs) in new jobs created 
during this period. Several industries showed net job losses, with health care and 
social assistance having the largest decline in employment. 

 

Firms by Industry and Size 

Table 11 below presents the number of firms by industry and by size in Pearl 
River County in 2005.   Headwaters Economics1 assembled the data using U.S. 
Census Bureau’s County Business Patterns. 
http://www.census.gov/epcd/cbp/view/cbpview.html 

Table 11 Firms by Industry and Number of Employees 
 Employees 

Industry Total 1-4 5-9 10-19 
20-
49 

50-
99 

100-
249 

250-
499 

500 
& up 

Forestry, fishing, hunting, and ag. support 2 1 0 1 0 0 0 0 0 
Mining 3 2 1 0 0 0 0 0 0 
Utilities 7 1 4 1 1 0 0 0 0 
Construction 82 63 11 7 0 0 1 0 0 
Manufacturing 39 17 5 7 5 3 2 0 0 
Wholesale trade 33 20 6 6 1 0 0 0 0 
Retail trade 187 86 48 34 13 5 0 1 0 
Transportation & warehousing 22 15 4 2 0 0 1 0 0 
Information 11 5 0 4 2 0 0 0 0 
Finance & insurance 70 45 15 9 1 0 0 0 0 
Real estate & rental & leasing 33 25 7 0 1 0 0 0 0 
Professional, scientific & technical services 61 45 8 7 1 0 0 0 0 
Management of companies & enterprises 1 1 0 0 0 0 0 0 0 
Admin, support, waste mgt, remed. Serv. 31 25 2 1 3 0 0 0 0 
Educational services 4 2 1 0 1 0 0 0 0 
Health care and social assistance 78 35 21 13 5 1 3 0 0 

                                                 
1 Headwaters Economics http://www.HeadwatersEconomics.org 

http://www.census.gov/epcd/cbp/view/cbpview.html
http://www.HeadwatersEconomics.org
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Arts, entertainment & recreation 9 5 0 3 1 0 0 0 0 
Accommodation & food services 74 27 15 11 18 2 0 1 0 
Other services (except public administration) 95 54 28 5 8 0 0 0 0 
Unclassified establishments 2 2 0 0 0 0 0 0 0 
Total 844 476 176 111 61 11 7 2 0 

 
Table 11 shows that of the 844 firms located in Pearl River County in 2005, 763 
or 90.4% had fewer than 20 employees, and most firms (56.4%) had fewer than 5 
employees.  The larger firms in the county, with 20 or more employees, were 
mostly in the retail, accomodation and food services (49.4%), health care and 
social services (11.1%0, and manufacturing (12.3%). 
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Section 1 Overview 
 
1.1 Land Use Planning in Pearl River County  
Pearl River County—one of the fastest growing counties in Mississippi—is at a critical 
stage of its history.  With a rural landscape providing a quality of life and abundant 
natural resources, its residents are committed to maintaining the character and sense 
of place that have made this county home to generations and newcomers hoping to 
benefit from the amenities of country life and small town living.   

Even prior to Hurricane Katrina, Pearl River County was experiencing rapid 
development, spurred by inexpensive land, high quality of life, and proximity to 
major employment centers such as New Orleans, Gulfport and Biloxi. Located 
adjacent to the communities hardest hit by Hurricane Katrina, Pearl River County has 
also had a surge in population as Gulf Coast residents relocate. Since Hurricane 
Katrina, growth rates have increased dramatically, with a 30.5-percent increase in 
population projected by 2010. 

Critical land use decisions and development in the near future will shape the visual, 
physical, economic, and environmental character of the County for decades.  This 
component of the Comprehensive Plan aims to help the County adapt to current and 
projected growth rates and to guide the next twenty to twenty-five years of growth. 
Strategically allocating resources and coordinating new development will enhance the 
economic, natural and cultural resources of Pearl River County. 

1.2 Purpose and Need  
Pearl River County has prepared this Land Use Plan with support from state grants to 
protect the quality of life for County residents, promote economic growth, and 
simultaneously guide development within the County in efficient ways to maintain a 
sense of place. This document is a part of a comprehensive plan that includes plans 
for transportation, housing, community character and image, public infrastructure, 
and economic development. This document will continue to be revisited and the Land 
Use Plan is a living document that will continue to evolve  

1.3 Plan Overview 
The Land Use Plan that follows is intended to provide the roadmap for 
implementation of comprehensive plan related to land use, and contains the following 
sections; 

  An review and analysis of existing conditions, including land use, population, housing, 
economy, the built environment, and the natural environment; 

  A summary of recent growth trends and projections for population and build out to illustrate 
potential land use in the near future; 
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  Suggestions for implementing responsible growth management to preserve the county’s 
rural atmosphere through growth and conservation corridors; 

 



 

Section 2 Existing Conditions 
2.1 Land Use 
Identifying and defining current land uses enables a municipality to assess its 
resources and assets as well as help define its future needs.  This section provides an 
inventory of the existing land use pattern and distribution within Pearl River County.   

Land use delineation was created manually by examining post-Katrina aerial 
photography.  Simplified land use categories were formulated and are explained in 
the table below: 

Land Use Category Land Use Description 

High Density Residential Residential areas with one or more units 
per acre.  This includes townhomes, 
multi-family units, and single-family 
homes on lots smaller than 1 acre.     

Low Density Residential Large residential areas with fewer than 
one unit per acre. 

Rural Residential  Residential low density areas with fewer 
than 10 contiguous dwelling units. 

Commercial/Industrial/Institutional Any non-residential built environment. 
These parcels may be further delineated 
to show commercial, industrial and 
institutional land uses separately.  

Open Space Recreational open space or parks. 

Agricultural* Pasture, crop and small farmland. 

Forest Any land with forest or shrub cover as 
well as land that has been recently 
cleared but not yet developed. 

Infrastructure Roads and utility lines within a clear 
right of way. 

*Agricultural land use areas were determined by the extent of cleared land and the absence of additional housing 

units. 

Aerial photography was employed in order to create a comprehensive Land Use Map 
and data was consolidated into the consolidated into the eight categories above.  

Pearl River County’s approximate 810 square miles are characterized by different 
types of land uses, as displayed in the Existing Land Use Map below (Figure 21).  The  
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majority of the County is covered by forest or used for agricultural purposes, totaling 
more than 87 percent of the land area.   

More than a quarter of the County’s residents (or 13,136 individuals) are found in its 
two cities: Picayune and Poplarville, according to the 2000 U.S. Census.  Poplarville is 
the county seat and home to Pearl River Community College.  The high density 
residential areas, those regions with more than one unit per acre, are concentrated 
within these two cities and along the Interstate 59 (I-59) and Hwy 11 corridor running 
from Poplarville south to the Mississippi/Louisiana border. These high-density 
neighborhoods are found in Picayune, Carrier, Poplarville, Nicholson and the 
Southeast.  The Northeast, Steephollow, and Pine Grove neighborhoods are 
characterized as low-density.  Low-density residential zones are areas with less than 
one unit per acre; they also tend to be concentrated along the major roadways: I-59, 
Hwy 11, State Highway 53 (MS 53) and State Highway 43 (MS 43).  Rural residents, 
living in areas with less than 10 contiguous single-family residential lots, are found 
throughout the County.  However, Amackertown, Crossroads and the other 
northwestern areas of the county are nearly exclusively rural in their residential 
character, whereas the southcentral region of the county is much more heavily 
populated.  Housing developments of all types account for nearly 8.5 percent of the 
total land area.   

The land devoted to recreational open space or parks is a relatively small amount 
(0.12 percent of total land acreage) and is found almost exclusively within the city 
limits of Picayune and Poplarville.  The Pearl River, Wolf River, Hobolochitto Creek, 
as well as the lakes, rivers and tributaries that dot the county, make up less than 1 
percent of the county’s total area.   

Pearl River County’s infrastructure is 0.70 percent of the total acreage.  The 
commercial, industrial and institutional areas, which include any non-residential 
development, make up just over 1 percent of the county’s total land area.  These zones 
are found in pockets throughout the county but are concentrated in Picayune and 
Poplarville and along the Hwy 11 and I-59 transportation corridor.  These areas 
consist of the commercial and retail establishments, as well as office parks, industrial 
parks, schools, hospitals, museums and public spaces. 

Pearl River County is overwhelmingly undeveloped.  Nearly three-quarters of the 
county is open space, forest land or part of the waterway system.   In fact, there is 
more land devoted to agriculture alone than to all types of residential neighborhoods 
and support services (roadways, schools, retail establishments, workplaces, etc.).  The 
county’s open space and sparse development is the foundation for the area’s rural 
character. 

2.2 Population Demographics 
Pearl River County was home to 48,621 people in 2000 and the U.S. Census Bureau 
estimates that figure to have grown to 57,099 residents by mid-2006.   (In all cases, the 
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most recent available Census data is used.)  This represents a 17.4 percent increase in 
the county’s population, significantly greater than Mississippi’s 2.7 percent 
population increase during those years.  From 2005 to mid-2006 more than 4,600 new 
residents moved to the county, signifying a nearly 9 percent jump in population in 
that year alone.  During this time period, Pearl River County was the 6th fastest 
growing county in the country, according to the U.S. Census Bureau.  Many residents 
from the coastal counties of Hancock, Harrison and Jackson were moving further 
inland, for these counties were among those with the fastest rate of population decline 
from 2005 to mid-2006.  According to 2000 census figures, more than 70 percent of the 
population lives in rural unincorporated areas of the county.  As a result of such a 
high number of rural residents, the population density is slightly lower in the county 
than in the rest of the state, 60.0 and 60.6 persons per square mile respectively.  
Twenty-seven percent of the population lives within the limits of the county’s two 
cities: Poplarville and Picayune.  Figures 22 and 23 depict the dispersion of the 
County’s population.   

2.2.1 General 
Just like in the state as a whole, Pearl River County residents are slightly more likely 
to be female than male (51.2 percent were female in 2005).  City residents are even 
more likely to be female (more than 54 percent for both cities).  Nearly 25 percent of 
the county’s population in 2005, or 12,221 individuals, live with a disability, compared 
to 21 percent in the state as a whole.  In 2000, veterans accounted for 15 percent of the 
population (compared to 12 percent of the state’s population) and slightly less than 1 
percent of the population was institutionalized.   

2.2.2. Age 
According to U.S. Census Bureau figures from 2000, Pearl River’s population is 
slightly older than the overall Mississippi population; for example, slightly more of 
the county’s population is 65 and older (12.6 and 12.1 percent respectively).  As a 
result, the county’s median age is 35.9 (compared to 33.8 for the state of Mississippi).    

2.2.3 Race and Ethnicity 
According to the Census Bureau’s 2005 estimates, Pearl River County residents are 
more likely to be white than residents throughout the state (85.8 percent and 61.2 
percent respectively).  Consequently, the county’s racial minority population is 
considerably smaller than the state’s (12.3 percent and 36.9 percent respectively are 
African American).  Less than 1 percent of the County’s population report that they 
are of Native American or Asian descent, which is comparable to those reporting so in 
the state as a whole.  These numbers change drastically when focusing on the urban 
centers within the County.  In 2000, approximately 26 percent and 38 percent of 
Poplarville and Picayune residents respectively consider themselves a member of a 
racial minority group.  Pearl River County residents are slightly more likely to report 
as being more than one race (1.0 percent compared to 0.6 percent for the state as a 
whole).  Additionally, persons of Hispanic or Latino origin represent a similar  
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proportion of the population within the county than they do within the state (1.6 and 
1.7 percent respectively).   

Just over 1 percent of residents, according to the 2000 census, are foreign born, nearly 
96 percent of whom were born in Europe, Latin America or Asia.  French, English, 
German and Irish are the most common ancestries reported (together totaling nearly 
35 percent).  Fewer than 4 percent of residents speak a language other than English at 
home.   

2.2.4 Education 
Pearl River County residents, according to 2000 census figures, are more likely to be 
high school graduates than Mississippi residents are as a whole (74.6 and 72.9 percent 
respectively).  However, they are less likely to have a bachelor’s degree or higher (13.9 
and 16.9 percent respectively).  City residents are more likely to achieve higher 
degrees, 15.5 percent of Picayune residents and more than 22 percent of Poplarville 
(home to Pearl River County Community College) residents have a bachelor’s degree 
or higher.    Approximately 2,000 individuals (or 4 percent of the population) are 
currently enrolled in college or graduate school.  Nearly 50 percent of the children 
and young adults enrolled in school are in elementary school.  High school students 
make up 22 percent of the county’s school enrollment.   

2.3 Economics 
Existing economic forces in the Gulf Coast region influence how land is used and 
capitalized within Pearl River County.  There are a number of industrial and 
commercial centers which serve to stimulate the local economy.  The John C. Stennis 
Space Center in neighboring Hancock County is a prestigious draw for a highly-
educated and specialized workforce.  Nearly 62 percent of its employees have 
achieved a Bachelor’s degree or higher.  Furthermore, more of the Center’s employees 
live in Pearl River County than in any other surrounding municipality, including 
Hancock County itself.   (Source: John C. Stennis Space Center.  “2005 Economic 
Impact.” March 2006.)  Thus, the Center, and in turn, Pearl River County, is attracting 
a highly skilled and well-educated labor force.   

The Center supports many federal, state, academic and private organizations within 
Pearl River County, including contractors such as Ionatron, which works to disable 
vehicle electrical instrumentation systems.   Additionally, plastics manufacturing is an 
emerging industry in the County; Heritage Plastics is one of Pearl River’s largest 
employers (a 110-person workforce).    

The health care and aviation industries are also growing within the County.  Forrest 
General Hospital extended its services through its 2006 acquisition of Crosby 
Memorial Hospital and the Picayune Airport expanded its terminal in order to better 
serve the charter interests of the community.  Chevron-Texaco, Inc. and El Paso 
Energy both have helicopter maintenance facilities located at the airport.  
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Additionally, Chevron recently relocated its offices from the Gulf Coast to Picayune 
and is now one of the County’s largest local employers.   

According to the Mississippi Employment Security Commission, as of 2001, the labor 
force within Pearl River County counted 20,920.  The local government, including the 
cities and county, is among the top employers in the County.  Other leading 
employers within the County include Avon Engineered Fabrications, Wal-Mart, 
Home Depot, Movie Star, Inc., Huey Stockstill, Inc., and Valspar Refinish, Inc.  
Additionally, there are organizations working within the County to stimulate and 
promote economic growth through business incentives and workforce training: 
Partners for Pearl River County, Mississippi Gulf Coast Alliance for Economic 
Development and the Pearl River Community College (PRCC) Workforce 
Development Center.   

2.4 Development/Built Environment 
Development within Pearl River County is expanding greatly, fueled by the post-
Katrina population increase, the demand for housing in safer, higher ground, and the 
relatively inexpensive cost of land in the county.  The number of building permits 
issued within the County nearly doubled from 788 in 2005 to 1,537 in 2006.   

The majority of development occurs within and around the two cities of Picayune and 
Poplarville.  Just seven communities, including the cities, Nicholson, Salem, Caesar, 
McNeill and Whitesand, contain more than a third of the County’s development 
projects.   Those districts where development is not occurring as rapidly are found 
throughout the County but are concentrated in Pearl River County’s central and 
northeastern region.   

Several common building types and styles give form to Pearl River County’s built 
environment.  Development in the county is overwhelmingly residential.  More than 
75 percent of buildings constructed within the County are homes, single- or multi-
family, including mobile homes.  Residential buildings vary, but the majority of 
structures within the County are one story houses, accounting for more than a third of 
all new buildings in 2003.  A ubiquitous housing typology in the unincorporated 
portions of the county is the single-story brick home with low pitched roofs of red 
metal or asphalt shingle.  Most commonly these buildings are situated on large lots, 
set back fairly far, located on arterials, collectors, and local roads.    

In the urban areas of the County, residential neighborhoods typically consist of two-
story structures on lots no narrower than approximately 80 feet.  Buildings are single-
family residences set back roughly 50 feet from the street, and sidewalks are 
sometimes present on one or both sides of the roadway.  While there is no single 
architectural style, buildings in residential urban neighborhoods tend to have pitched 
roofs and prominent front porches.  Garages and carports are often set back farther 
than the primary building frontage or located in the rear.  Buildings in these 
neighborhoods use a wide variety of materials including brick, stucco, and wood 
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siding painted in a range of colors.  There are many historic buildings in urban 
residential neighborhoods, dating from the first half of the 20th century or earlier.   

A great deal of recent residential development is in large subdivisions.  The most 
common building typology here is the two-story brick and stucco single-family house.  
Common architectural elements include small front porches, columns, and steep 
pitched roofs covered with asphalt tiles.  It is common for two- or three-car garages to 
be located on the façade of the main street frontage.  These buildings are generally 
located on lots ranging from one to one-half acres.  Front set backs vary but tend to be 
greater than in traditional urban residential neighborhoods.  Roads through the 
residential development are generally curved and a minimum of 24 feet wide.  
Buildings are located several hundred feet from each other, and frequently their 
primary frontages are not aligned, instead the structures are oriented at different 
angles away from the street and neighbors.   

Commercial development comprises only 3 percent of all development.  Outside of 
city centers, retail is found primarily along the major arterials that feed the cities of 
Picayune and Poplarville.  These districts center around two-lane roads that carry 
high-speed traffic and have no sidewalk or shoulder.   Attached retail, or strip malls is 
a common typology in these areas.  The buildings’ frontages are separated from the 
roadway by large parking lots that often comprise a significant portion of the lot.  The 
structures are one story tall and contain little architectural detailing or variation.  
Concrete and stucco are common siding materials, and roofs tend to be metal.  
Individual businesses are not differentiated in the façade.  Glazing rarely makes up 
more than 40-50 percent of the façade.   

Unattached retail is also common in these corridors.  This type of development does 
not follow a single typology, and it ranges from big box to small converted structures.  
Like attached retail, these buildings are almost always setback from the roadway and 
contain a great deal of surface parking in front of the structure.   

Pearl River County’s downtowns contain a variety of buildings that define the 
County’s physical environment.  Several historic civic buildings such as the old 
Picayune City Hall, and the Pearl River County Courthouse in Poplarville are markers 
of the county’s past.  The downtowns contain a mix of single- and two-story 
buildings.  The streetwall is generally consistent, with building frontages lining up to 
the sidewalks.  Facades contain over 50 percent glazing and distinctive signage.  
Streets are two lanes with parallel parking and sidewalks on both sides.  There are 
few street trees or street furniture.  This traditional downtown fabric is interrupted in 
places by other types of buildings, such as large metal structures that house light 
industry or offices, or chain restaurants and retail businesses with larger signs and 
drive-through windows.   
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2.5 Natural Environment 
Pearl River County is extensively undeveloped, which enables its natural beauty to 
remain not only unspoiled but one of its most notable assets.  The County’s namesake, 
Pearl River, serves as its 116-mile western border with Louisiana.  The River provides 
opportunities for fishing, boating and swimming for the region’s residents.  Smaller 
rivers, streams and creeks, such as the Wolf River and Hobolochitto Creek, are found 
throughout the County.   More than one-fifth of the County’s total acreage (112,005 
acres) is within a floodplain zone, as shown in Figure 24.  These are areas adjacent to 
rivers which are inundated in a flood that has a 1 percent (100-year) or 0.2 percent 
(500-year) annual chance of occurrence.  An additional 25,000 acres are not in a 
floodplain but are considered wetlands, as shown in Figure 25.  Picayune alone 
contains more than 8,300 acres of freshwater wetlands, the majority of which are 
found along and within the Bogue Chitto National Wildlife Refuge.    

The Wolf River was designated as the State’s first Scenic Stream in 2000 (MS Code of 
1972, as amended, SEC. 51-4-23), and is included in the State Scenic Streams 
Stewardship Program.  Hunting is a popular activity within the county.  The Wolf 
River Wildlife Management Area, which spans the county’s northern border into 
Lamar County, and the Old River Wildlife Management Area, east of MS 43, together 
make up more than 26,200 acres reserved specifically for hunting, fishing and 
preserving the natural environment.   

Pearl River County is located in the Piney Woods soil area, characterized by gently 
rolling hills and ridges.  The DeSoto National Forest, located in the northeastern most 
corner of the county, spans into seven neighboring counties and at 378,538 acres is the 
largest national forest in Mississippi.  Nearly 170 miles of trails on the DeSoto are 
accessible to hikers, ATV riders, mountain bike riders and horse riders.   

The county enjoys a mild climate with annual temperatures averaging in the upper 
60’s.  Mean winter temperatures range from 38 to 65 degrees Fahrenheit with summer 
temperatures ranging from 69 to 91 degrees Fahrenheit.  January, on average, is the 
coolest month, whereas July is usually the warmest.  Average monthly precipitation is 
approximately 5.3 inches, with March and July the wettest months, each accumulating 
nearly 6.5 inches of rain.   The County’s location near the Gulf makes it susceptible to 
high winds and heavy rains.   
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Section 3 Growth Trends 
Determining how to best guide growth in Pearl River County requires an awareness 
of the extent and nature of this growth.  This section presents the predictions for how, 
what, and where growth will take place in the county during the next 20 years.   

3.1 Population Projections  
3.1.1 Factors Behind Population Growth 
The population of Pearl River County is expected to grow substantially in the next 20 
years.  In the months following Hurricane Katrina, the population jumped as much as 
14%, and several hurricane-related explanations are among the factors for long-term 
growth in the coming years.   

The population of Pearl River County is expected to grow substantially in the next 20 
years.  In the months following Hurricane Katrina, the population jumped as much as 
14%, and several hurricane-related explanations are among the factors for long-term 
growth in the coming years.   

3.1.2 Population Figures 
Conservative estimates of population growth in Pearl River County indicate that by 
the year 2025 the population will have grown by over 75% of its 2005 level.  The 
greatest rise in population is expected to occur between 2005 and 2010, due largely to 
the immediate effects of Katrina, as discussed above.  In the following fifteen years, 
the population is expected to continue growing at a rapid pace.    Even these 
population projections, which are conservative, point to the great population growth 
that is expected in the coming 20 years.  (These population projections were publicly 
released by the state of Mississippi in fall 2006.)   
 2005 2010 2015 2020 2025 

Population 51,809 67,624 76,511 83,649 91,454 

Percent Growth 
(from preceding 
year) 

 23% 12% 9% 9% 

Population growth was calculated separately for the eight census tracts within Pearl 
River County.  The tracts with the greatest growth are in the south of the county, 
specifically in and around Picayune.   

3.2 Development Projection 
The substantial growth in population forecast for the next twenty years is linked to 
substantial development of the land in Pearl River County.  It is estimated that by 
2025 almost 30,000 acres will be developed to accommodate this growth.  The table 
below summarizes the development of land that will accompany the increase in 
population.   
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Using the population projections discussed above, development was projected to 2015 
and 2025.  2015 projections indicate how development will occur in the short term, 
while 2025 projections can help one to imagine the developed landscape at the end of 
the planning period.  As with the population projections, the development 
calculations are conservative, but they nonetheless show a steep increase in developed 
acreage in the next twenty years.  (Methodology for development projections is 
explained sections 3.2.1 and 3.2.2.)   

 2005 2015 2025 

Residential Acreage* 41,568 50,667 63,453 

Commercial/Industrial* 
Acreage 3,405 7,655 10,655 

*Development projections do not include US Census tract 950600, which corresponds with the City of Picayune, as 

most of the city is currently developed, and additional development will increase density rather than consume open 

space.   

3.2.1 Residential Development 
As the population of Pearl River County grows, residential development will account 
for the majority of new land development in the next 20 years.  By 2025 it is predicted 
that almost 22,000 acres of land that are now undeveloped will be used for new 
housing.  This new development constitutes an approximately 50% increase in the 
housing stock of the county and will lead to the creation of new neighborhoods and 
residential communities.  This is a sizeable change that will have a major impact on 
the land use and natural resources of the county.   

Residential development projections were calculated by dividing the projected 
population figure for each census tract by the number of persons per housing unit.  
This calculation yields the future total number of housing units in each tract.  (Based 
on 2005 US Census data, there was an average of 2.65 persons per housing unit in 
2005, and this number was extended out to 2015 and 2025 using a geometric 
regression equation and taking into account national trends in household size.)  
Translating the number of housing units into acres of developed land was achieved 
by multiplying the number of housing units by the typical acreage of high density, 
low density, and rural residential areas determined during the land use analysis.  This 
was done for each census tract according the proportion of residential densities that 
existed in 2005.    
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The Breakdown of residential densities for the County overall is shown in the table 
below; this proportion of residential densities was maintained constant in the 
projections for 2015 and 2025. 

RESIDENTIAL DENSITIES IN 2005 
(entire county) 

PERCENT OF RESIDENTIAL 
LAND AREA 

High Density Residential 25% 

Low Density Residential 68% 

Rural Residential 7% 

The result is a detailed estimate that projects the breakdown and types of future 
residential development.   

3.2.2 Commercial Development 
Commercial development is difficult to project using a numerical coefficient, as there 
is no commercial equivalent to “persons per housing unit” used in the analysis of 
residential development.  Nonetheless, it is possible to forecast a certain amount of 
growth for the next twenty years based on current projects and typical ratios between 
residential population and retail and office square footage (in essence a “population 
to  business” ratio).   

The amount of land devoted to commercial and industrial development in Pearl River 
County is expected to more than double within the next 20 years.  A substantial 
portion of the projected development is anticipated to occur in office and industrial 
parks that are linked to the County’s economic development planning efforts.  Big box 
retail (single business covering 20,000-200,000 square feet) and smaller local retail 
comprise the balance of the projected commercial development.  Currently, 
development in all of these segments is increasing, and with the growth of the 
population and continued economic development efforts, it is predicted that the trend 
for increased development will continue.   
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Acreage 2005 2015 2025 

Office/Industrial 
park 

 +3,000 +900 

Small retail  +950 +2,100 

Big box retail  +300  

Total 3,405 7,655 10,655 

 

3.3 Buildout Analysis 
In the absence of growth controls and planning, the projected new development could 
occur anywhere in the county.  Using a buildout model, it is possible to approximate 
where the projected development would likely take place, assuming that no growth 
management is applied.  This analysis can help determine the areas that would be 
most likely to experience near term growth, based on assumptions that growth is less 
expensive to the development community, and has greater access to jobs, shopping, 
health care, and public services when it occurs at the periphery of existing 
development.  These standard development assumptions can help illustrate how the 
County might potentially build out/develop in the future without management tools. 

3.3.1 Methodology 
As described above, the number of housing units in each census tract was projected 
and then categorized as high density, low density, and rural residential in the same 
proportion that existed in 2005.  The 2005 land use map was divided into 25-acre grid 
squares, where each of the grid squares has a specific capacity for new housing units.  
These capacities were based on the typical densities observed in Pearl River County in 
the 2005 Land Use map and the current population data: high density residential was 
defined as 1.4 units/acre (.71 acres/unit); low density residential was defined as .67 
units/acre (1.5 acres/unit); and rural residential was set at .07 units/acre (15 
acres/unit).   

The focus of this analysis is to predict the most probable locations that will experience 
new land development (vs. site redevelopment).  Therefore, urban infill areas were 
not included.  Census tract 600 was eliminated from these analyses, as it is entirely 
contained by the City of Picayune.  Likewise, figures for census tracts that include 
Picayune were reduced in proportion to the percentage of land contained by the city.  
In addition, the areas that are currently high density residential, low density 
residential, and rural residential were treated as fully-built out, and new construction 
was located only on areas that were Forest or Agricultural in 2005.   
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The buildout analysis attempts to simulate a typical and often observed development 
process by applying a mix of criteria that approximate the decision process used in 
selecting development sites.  Given recent trends in Pearl River County (see Sec. 2 
Existing Conditions), it seems likely that new development will be located along 
major roads.  Access to existing sewers is also a traditional draw for developers.  New 
development also tends to occur adjacent to existing development.  These three 
factors were combined to rate the likelihood of development of each of the grid 
squares in the county.  The projected number of housing units was then 
geographically distributed based on which of the currently undeveloped areas of the 
county were most likely to be developed.  This process was conducted for 2015 and 
2025.   

The result is a theoretical forecast of the land use pattern in 2015 and 2025 that is 
likely if growth is not planned and managed.  This analysis illustrates what this 
growth will look like in terms of physical development and the use of forest and 
agricultural land if the population grows as projected.   

3.3.2 2015 Buildout 
The 2015 buildout map (Figure 26) projects the addition of 6,276 housing units and 
over 4,000 acres of commercial and industrial development to the existing 
development landscape.  The bulk of the growth takes place in the south of the 
county, around Picayune.  Agricultural and forest areas along Highway 43 could see 
the most striking change, as this area was predominantly undeveloped in 2005.  New 
residential development is also predicted in the 11-59 corridor north of Picayune.   

In the northern portions of the county, new residential growth is predicted to cluster 
around Poplarville, particularly along Route 26.  Commercial development in 
Hillsdale is also expected to increase substantially.   
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3.3.3 2025 Buildout 
By 2025, it is possible that there will virtually no forest and agricultural land in the 
two-mile radius surrounding Picayune, with dense development reaching as far as 
three miles from the city boundary.  The city and its surroundings are expected to be 
built up with an additional housing units.  Commercial and industrial development 
near the southern border of the county could also expand substantially.  The areas 
adjoining Highway 43 could see further development, and the 11-59 corridor near 
Picayune could become densely built-up. 

Poplarville could experience a great expansion by 2025.  High density residential 
development would be likely to occur along Highway 11 and Route 26. 
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3.3.4 Guiding Future Growth 
The buildout projections herein are theoretical, and development will not occur in 
exactly the manner projected.  However, as a predictive model, the future buildout 
provides a generalized concept of where development might occur if no growth 
management is approved and considered by the County.  Projected development in 
2015 and 2025 using an unconstrained and unplanned trend model highlights several 
land use outcomes that may be important to better manage.  Dense residential 
development that could surround Picayune could interfere with wetlands and 
floodplains.  The southern portion of the county is likely to experience greater 
development.  Large portions of forest and agricultural land will be developed.   

The theoretical future scenarios generally indicate where it is useful to consider 
adoption of land use policies.  Development along the major transportation routes 
through the cities suggests the importance of locating development in a pattern that 
preserves the visual character of the county in key high-visibility locations.  In 
addition, the overlap of possible development with natural systems indicates a need 
to identify and conserve certain natural resources.   

3.4 Goals for Future Growth 
The County’s objective is to guide growth in a manner that best conserves Pearl River 
County’s natural resources and unique character and simultaneously promotes 
economic vitality.  The goals of the county’s residents, business owners, elected 
officials, and planners form a vision for the county and provide the basis for  
planning.   

3.4.1 Planning Goals 
One of the objectives of Pearl River County is to promote new development along the 
transportation corridors that are best suited to sustain growth.  These major corridors 
were identified as Highway 11-Interstate 59 and Highway 43.  These corridors 
constitute broad, general areas that provide a solid foundation on which to further 
study and propose the most appropriate locations for growth.   

Another central goal of the County planners is the expansion and creation of new 
east-west transportation routes.  Improved east-west access is considered a major 
priority.  Following increased access, these routes can serve as additional growth 
corridors.  Areas that have been identified for improved east-west access and growth 
include Millard, Anchor Lake, and McNeill.   

County planners envision Pearl River County as a place with distinctive yet locally 
appropriate architecture and urban design.  New development in and near urban 
areas should respect and enhance the small-town feel, while new developments 
should create attractive new neighborhoods.   
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Conservation of natural resources is a key goal of county planners.  The principal 
areas that should be protected from the impacts of growth are the Wolf River and 
Hobolochitto Creek and the wetlands that form part of these watersheds.   
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3.4.2 Community Members Goals 
The residents, business owners, and community leaders of Pearl River County have a 
variety of individual views on how the county should grow.  Together these different 
viewpoints form a rich vision for the future of Pearl River County that contains some 
clear mandates for the current planning efforts.   

The visual integrity of the county is very important.  Residents are concerned that 
major thoroughfares remain attractive and visually appealing.  Trash and litter on 
major transportation routes is seen as a problem.  There is a desire to preserve the 
“old downtowns” and maintain the character of urban areas.   

The form of new development is a major concern.  Residents and community leaders 
express a desire to avoid “sprawl” and “ugly” new buildings, a threat that is seen on 
other parts of the region that have changed rapidly from rural to urbanized.  
Maintaining the character of the county through new built development is important; 
residents wish to incorporate new housing that appears “rural.”  In addition, new 
development needs to keep pace and coordinate with public services.  New 
development must occur in a manner that makes efficient use of social services, such 
as police and fire, as well as public and private utilities.   

Community members acknowledge that steps must be taken to prepare for and 
accommodate the significant trends indicating strong population growth. However, 
the public has indicated in past public forums that they do not favor the adoption of 
traditional zoning tools for Pearl River County.   Overregulation is a serious concern, 
and growth management must take place in a way that does not burden community 
members with unnecessary restrictions.  Residents want to make the most of growth; 
the growth trends described in this section are an unavoidable change that can 
provide benefits for the residents of the county.  Economic growth and the ability to 
make economic use of developable land are major goals.   

3.5 Planned Development Buildout 
A buildout under proposed planning controls indicates that the same predicted 
population growth can be accommodated with the consumption of fewer acres of 
land. By focusing commercial development and conserving natural areas, 
development can occur in an orderly manner that meets the County’s desire to 
preserve the rural nature of the majority of the County. 



 

Section 4 Implementing Land Use Planning  
Adapting the right techniques for Pearl River County can provide the County with 
the guiding policies with which to successfully plan for growth consistent with the 
County’s goals.  Preserving the County’s sense of place can be achieved through such 
planning.   

There are development areas that will cause significantly less impact on the 
environment and the County’s infrastructure systems than others.  This is one of the 
basic factors used for determining future land use, and sections 4.1 and 4.2 review the 
approach used to identify the most appropriate development lands in Pearl River 
County.   

The next step is to craft a regulatory system for implementing the land use decision-
making that fulfill the County’s specific goals and can be effectively and successfully 
applied.  Sections 4.3-4.7 of this chapter lay out the groundwork for the 
implementation of  land use tools in Pearl River County.  The final section proposes 
possible next steps to continue planning in the county. 

4.1 Growth Corridors 
As Pearl River County’s population grows, the connection between the expanding 
residential and commercial districts becomes increasingly important.  As a result, new 
development is expected to cluster along the County’s already existing roadways.  
However it is essential to foster this growth along key transportation corridors in 
order to preserve the County’s rural character and environmental resources. 

Key transportation corridors are often identified by analyzing and classifying the 
current roadway system.  The most heavily traveled roadways are those that offer 
direct service between cities and regional centers.  Residential and commercial 
establishments tend to concentrate along these corridors so as to facilitate easier 
access to and from the sites.  Currently the County’s residents are concentrated within 
the Poplarville and Picayune metropolitan regions, and along the Highway 11 (Hwy 
11) and Interstate 59 (I-59) corridor between them.  State Highway 43 (MS 43) south of 
State Highway 26 (MS 26) is also relatively heavily populated.  These areas are 
identified as the potential growth corridors for the County. 

I-59, Hwy 11 and MS 43 offer continuous north-south routes through the County.  
Besides MS 43’s eastward turn through Picayune, MS 26 is at present the only major 
east-west connector within Pearl River County.  In order to increase mobility and 
alleviate the congestion associated with expected rapid growth, more east-west 
connectors are recommended within the growth corridor.  Roadways formerly 
operating at the local or community level could be enhanced so as to serve through-
traffic as well.  Roads such as Savannah-Millard, McNeill-Steephollow and Anchor 
Lake will increase in importance as the volume of vehicles on the roads increase and 
people seek alternative routes.  Thus the potential growth corridors serve as a nexus 
for development and mobility.  Proposed growth corridors are seen in Figure 29.   
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contact with waterways or wetlands but nonetheless merit protection because of their 
close proximity.  The only current conservation lands in Pearl River County are 
government-owned park lands, which are also indicated on conservation map.    
Primary conservation areas comprise 241 square miles, or 29% of the county, and 
secondary conservation lands constitute an additional 117 square miles, or 14%.   

Much of the land delineated in the conservation map is already regulated to some 
degree by Army Corps of Engineers , FEMA and the Mississippi Department of 
Environmental Quality.  To further tailor the conservation strategy to the natural 
resources present in Pearl River County, this basic map of conservation lands can be 
augmented to encompass a broader range of environmental considerations.  
Additional factors include: estimated habitats of endangered species, old growth 
forests, high-value agricultural soils, stormwater and groundwater recharge areas, 
steep slopes, viewsheds, and access points to lakes and streams.  Selection of the these 
criteria can be sued to create a tertiary conservation category, or additional lands can 
be added to the primary and secondary categories.  Although floodplains and 
wetlands are the cornerstone of natural systems in the County, the conservation 
corridors ultimately should preserve all of the most important natural resources that 
will ensure sustainability.   

4.3 Regulatory Approaches  
4.3.1 Traditional approaches 
It is generally accepted that zoning alone cannot be used to guide land development .  
Nonetheless, traditional zoning has been used to promote the construction of denser 
residential neighborhoods.  Often granted by special permit, development in these 
districts allows greater density than is normally allowed in the underlying residential 
district zoning.  The use of traditional zoning tools that promote dense housing and 
open space exist in many forms, such as “cluster zoning,” “open space residential 
districts,” and “conservation subdivisions,” the last of which is used in Pearl River 
County.  In addition, traditional zoning can be used to conserve natural resources in 
any such district where the construction of buildings is not permitted.   

Traditional zoning, however, has many drawbacks.  If zoning is not tailored to the 
needs of a specific community, it can have the effect of needlessly restricting how 
landowners can use their land.  In addition, by focusing almost entirely on separation 
of land uses and lot dimensioning, the physical guidance it provides is limited to very 
basic requirements.  Traditional zoning usually focuses on managing the intensity of 
development rather than the character of development.  Many zoning codes were 
adopted in an era when conservation and neighborhood character were not well 
understood.  As a result, traditional zoning codes have little regard for the specific 
context of a site and systematically discourage higher intensity development.  
Traditional zoning is considered largely to blame for the sprawl that the County seeks 
to deter.   
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The recommended approach to land use regulation is form-based codes.  Unlike 
traditional zoning, which is based on the segmentation of land by use, form-based 
codes regulate the building types that are allowed within certain areas.  With form-
based codes, the physical design of a neighborhood determines development, and 
different uses will naturally be accommodated in the context of well-designed urban 
form.   

4.3.2 A Regulatory Approach for Pearl River County  
Pearl River County has a deeply held tradition of independence, and a regulating 
scheme that constricts residents is not desired.  A traditional zoning code is limiting, it 
does not accommodate variety or innovative design and form, and is unlikely to 
achieve development necessary to fulfill the county’s objectives.  In order for Pearl 
River County to preserve its sense of place, two key objectives must be met: open 
space must be protected, and the form of development must be visually and 
functionally compatible with existing development and the existing landscape.   

Regulation is certainly not the only tool for implementing the County’s land use 
objective, but providing guidance for development and conservation requires a 
detailed and enforceable standard.  As such, the County in the future should employ 
a form-based approach that fully integrates environmental conservation objectives, as 
identified from input to this land use planning process.  A form-based system can set 
basic design parameters for the types of developments that are most desirable in Pearl 
River County.  Simple, illustrative guidelines will help designers, developers, and 
owners to visualize the characteristics that are most important in maintaining the 
character of the County.    

4.4 Development Types 
The creation of built environments that are visually attractive, environmentally 
sustainable, and complementary to the treasured character of Pearl River County is 
essential in implementing the County’s vision. .  Clearly identifying the development 
types that will create such places is essential for implementation.  An analysis of 
current buildings and the key goals identified in the planning process can be 
combined to assemble development characteristics that should be implemented.  The 
result is a roster of preferred typologies that comprise the built form that fosters the 
county’s unique character.  Building typologies are representation of categories of 
buildings.   

4.4.1 Rural Buildings 
Traditional cabins and farm houses should remain the predominant type of 
development in rural areas.  Rural buildings accommodate very low-density 
residential development in agricultural and forested areas.  Buildings in agricultural 
or forested areas should be designed in a manner to protect views and the natural 
landscape of Pearl River County.   
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4.4.2 Residential  
Residential subdivisions, which will likely be the largest segment of new 
development in Pearl River County, should reflect traditional residential patterns and 
local architectural styles.  Sprawling, homogenous neighborhoods with very wide 
roads and few trees are a problematic type of development that is found across the 
country.  Residential subdivisions should strive to avoid these problems and create 
walkable districts modeled on the closely knit neighborhoods of the Gulf Coast.  
Shared open space, mature trees, and relatively dense development can make new 
subdivisions feel and operate like traditional neighborhoods. 

Infill development and development near the cities’ historic neighborhoods should 
largely reflect their context.  That said, the development of multi-unit residential 
buildings should be promoted.  Increased affordability and more efficient provision of 
services should drive the development and design of multi-unit housing.  A series of 
attached town houses or an apartment building located near a city or village center 
are examples of multi-unit residential buildings possible in Pearl River County.  
Increases in density, such as is achieved in an apartment building, can greatly reduce 
the impact of development.   

Housing affordability will be essential as the population of Pearl River County grows 
and diversifies.  In addition to multi-unit housing, other affordable options such as 
manufactured housing will be in demand.  Manufactured housing should be 
accommodated in certain locations while maintaining the predominance of traditional 
residential neighborhoods. 

4.4.3 Retail 
Traditional downtown shopping districts are a hallmark of Pearl River County.  New 
retail development should resemble these pedestrian friendly commercial areas.  
Narrow buildings, animated storefronts with large windows, distinctive signage, and 
easy pedestrian access are the basic characteristics of such districts.  Close proximity 
between the roadway and the building frontage is an underlying feature of the 
traditional business district.  Parking should be segmented and located away from 
street frontages.  Sidewalks should be accessible on all frontages, and features such as 
drive-thru windows and loading areas should be avoided on the main public 
frontage.   

Local retail should avoid the traditional strip-mall model, which is characterized by 
unornamented facades and large parking lots that separate the building frontage from 
the roadway.  Local retail should be organized in clusters of business in a manner to 
create a sense of place that is similar to traditional shopping districts.  Businesses in 
attached local retail centers can benefit from reduced costs and activity from adjoining 
businesses.   

Big box retail may be inevitable, but it can be designed in a manner that greatly 
reduces its environmental and visual impact.  Increased architectural articulation and 
greater glazing can transform monolithic facades into building frontages that 
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resemble traditional shopping districts.  Landscaping and screening can be used to 
minimize the sight of large retail structures from the public view.  Moderately scaled 
signage and parking areas with landscaping, trees, and islands reduce environmental 
impact and create more attractive settings.  Such designs are not frequently employed 
by big box retailers but are growing in popularity, both among businesses and local 
communities.   

4.4.4. Office  
Small offices should be integrated into retail and commercial areas, as is found in the 
cities.  Buildings should be harmonious with surrounding structures.  Maintaining a 
consistent street frontage and  height and the use materials and styles found in 
traditional downtowns will create a traditional business and commercial district.  
Parking, while essential to accommodate employees and customers, should be located 
in the rear.  

4.4.5 Industrial 
Larger offices and light industry are best suited on industrial campuses.  These sites 
should be screened from the public view to minimize the visual impact of large 
buildings.  Pedestrian infrastructure, such as benches and sidewalks, should be used 
to integrate the campus into the adjoining fabric and to create more traditional and 
attractive spaces.  Large parking lots should be avoided; landscaping, islands, trees, 
and the use of porous paving will reduce environmental impact.  Like retail buildings, 
industrial park structures should avoid large, uninterrupted, windowless facades.  
Traditional design elements, rooflines, and glazing patterns will create campuses that 
bolster the architectural character of the county.   

4.4.6 Mixed Use 
A mix of uses is vital.  As indicated earlier, the strict separation of uses that is inherent 
in traditional zoning does not create the vibrant neighborhoods that will maintain 
Pearl River County’s character.  It is important for neighborhoods to include 
residential, commercial retail, and civic buildings.  In addition, buildings themselves 
can house multiple uses, such as retail on the ground floor and residences on upper 
floors.  Being able to walk to local stores for convenience items, and to local health 
and other government services is highly desirable, both in terms of providing 
transportation options, and in terms of supporting healthy lifestyles. 

4.5 Complementing and Integrating with Current 
Programs  
Implementing the land use recommendations in this plan will require coordination 
with several existing regulations and regulatory agencies.  The use of land use 
regulations will require the County to promote a clear system for regulatory 
compliance, assuring that all applicable regulations work synchronously.  The 
following regulations may intersect with the proposed land use planning efforts and 
should be considered if policies and regulations are used.   
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 Subdivision Regulations: The County’s subdivision regulations contain minimum 
site design standards that include lot size, street design, landscaping, neighborhood 
density, building setbacks, and open space.  Land use regulations, which will 
address land use and design, will encompass these topics as well.   

 Hazard Mitigation and Flood Protection Plan: This plan identifies environmental 
threats and preparedness at the County level.  Largely in sync with the 
Comprehensive Plan, the hazard mitigation plan urges the protection of natural 
resources and the creation of service, infrastructure, development, and utility plans 
and regulations.  Community goals and strategic recommendations for these topics 
are included.  

 Pearl River County Utility Authority Rules and Regulations: The PRCUA regulates 
some aspects of site design and water, stormwater, and wastewater systems.  The 
standards and approval for individual systems and connection to public utilities 
will have a substantial impact on the location, cost, and design of future 
development.   

 Family of International Building Codes for Pearl River County: The building code 
sets minimum standards for building, plumbing, electrical, gas, and sanitary 
features of structures in the county.  These regulations have an important impact 
on the design of buildings, which is also in the purview of the a form-based system.  
In addition, the building code entails a review and permitting processes that will 
have to be integrated with additional regulatory approvals.   

 Pearl River County Strategic Plan: Public input on conservation, economic 
development, infrastructure improvements, and the provision of County services is 
compiled in the Strategic Plan.  The goals and initiatives expressed in this report 
have an impact on the shape of development and the underlying land use patterns.   

 Mississippi Storm Water Pollution Prevention Plan (SWPPP): Requiring review and 
approval for construction that may affect water quality, the Mississippi Department 
of Environmental Quality regulates the impact that development can have on 
hydrological systems.  The land use plan’s conservation areas are largely based on 
hydrology and will overlap in their protection of these lands.   

4.6 Administration 
Implementing land use planning will require dedicated staff and clearly defined roles 
at the county and city levels and across several departments and organizations.  An 
administrative framework, as opposed to creating an additional administrative body, 
is suggested for managing its implementation and success. It is recommended that the 
County appoint members of a Planning Task Force to help ensure the successful 
implementation of the plan and the Code. This Task Force would include the agencies 
and stakeholders mentioned in Section 4.5 and others at the discretion of the Board of 
Supervisors. Planning Department staff will be responsible for development review. 

A  4-9 

PRC Land Use April 2010.doc 



  Section 4 
Implementing Comprehensive Plan 

4.7 Economics of Growth Management 
This plan seeks to lay the groundwork for future development that respects 
conservation and makes efficient use of resources.  In applying the strategies and 
goals of this plan, it is important to consider the economic and fiscal impacts of 
growth management.  Under a system of growth management, the County’s upfront 
costs for management, infrastructure development, and the provision of services will 
be higher than if development were allowed to proceed without planning.  However, 
the growth management approach advocated in this plan can ultimately reduce the 
cost of government expenditures and services.   

Land use management in Pearl River County will guide future development into 
existing developed areas and new centers, while discouraging development in rural 
and environmentally sensitive areas.  This pattern of development leads to denser 
development, which can be beneficial in long-term cost savings.  Growth 
management that concentrates growth in developed areas and new centers and 
conserves natural resources can have the following economic impacts: 

 Infrastructure: Fewer miles of additional roadways and improvements to existing roadways 
are necessary when development is more compact.  Development in or near existing 
neighborhoods further decreases the need for additional investment.   

 Water & Sewer:  Demand may not appear to be significantly lower, infrastructure costs can 
be lowered.  Denser development can reduce the cost of water and sewer infrastructure due 
to multi-unit housing and more compactly oriented single-family lots.  As with roads, the 
use of existing infrastructure in already developed areas will help further reduce costs by 
carefully managing the extension of infrastructure systems and public services.   

 Housing affordability: Future land use that provides for a variety of development intensities 
will create neighborhoods that range from rural to suburban to urban.  The result can be 
housing prices that are lower because of the densities of urban communities, as well as the 
housing mix possible in denser, traditional neighborhoods.   

 Schools: As the population of school-age children rises, it will be necessary to provide 
school transportation and facilities to meet increased demand.  Transportation costs can be 
greatly reduced if residential development is concentrated in certain areas, particularly near 
major transportation corridors.  The construction of additional facilities can also be better 
located to increase accessibility to residential developments that are contained in more 
compact neighborhoods.    

 Emergency Response: As with school transportation, the provision of police, fire, and 
emergency services is greatly improved by concentrated residential development with easy 
accessibility to major transportation routes.  Reduced travel time will decrease response 
time.  Costs associated with covering dispersed districts, such as multiple stations and a 
larger staff, will also be reduced.   
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 Urban Communities: The incorporated urban areas of Picayune and Poplarville will gain in 
several respects.  Encouraging growth in the cities makes use of existing services and 
infrastructure and reduces impact on undeveloped surrounding land.  As development is 
encouraged within the cities, commercial and residential construction will occur, drawing 
businesses and residents that will boost the cities’ tax bases.  Employment and income for 
city residents can also increase with a higher concentration of commercial development in 
cities.   

4.8 Additional Land Use Programs 
In tandem with using a form-based system for development, the following programs 
can help achieve the County’s land use goals.   

4.8.1 Forest Conservation areas 
The conservation corridors that are delineated in this plan are focused on hydrology 
and constitute the most essential lands for protection.  There are many other 
undeveloped areas that can be of great value to the County if maintained in a natural 
state.  In particular, forested land is abundant in Pearl River County and is a key 
element in its distinctive rural character.  Through a variety of methods, the County 
can protect significant swaths of forest land.  The proposed conservation map could 
be augmented with the addition of forest conservation areas, which will restrict the 
use of this land to its current natural condition.  In order to avoid unfair takings or to 
overly regulate, forest conservation areas should be delineated in consultation with 
land owners.  One possibility is for forest conservation areas to be created as a form of 
mitigation for related development projects.   

4.8.2 Walkability Zones 
Pearl River County is an expansive area whose rural character will require that 
residents use vehicular transportation to travel in and through the county.  
Nonetheless, pedestrian activity is a feature of the county’s small-town character that 
can be promoted.  Walking has many advantages, including health benefits, reduced 
congestion, reduced pollution, and a lively public realm.  The State of Mississippi has 
established the “Let’s Go Walking” campaign to promote community health.  Design 
standards for future development will encourage neighborhoods that are relatively 
dense and have sidewalks, which supports pedestrian activity.  In continuing to 
promote pedestrians, Pearl River County could establish districts in which future 
development must expressly be oriented toward increasing walkability.  Within these 
areas, sidewalk networks would be continuous, and dense, mixed use development 
would be strongly encouraged if not required.  The result would be a new choice in 
residential lifestyle that is particularly well suited to residents who do not wish to 
drive, such as senior citizens.  Walkability zones would be appropriate in or near 
existing areas of development, or in new planned downtowns.   

4.8.3 Low Impact Development  
In order to minimize the environmental impact of land development, Pearl River 
County has the option of considering low impact development (LID) strategies.  LID 
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encompasses a wide variety of sustainable land development approaches to 
stormwater management.  Their aim is to reduce rainfall runoff and pollution at its 
source, through design techniques which preserve and recreate a site’s natural 
hydrologic features.  These techniques, such as permeable pavement surfaces, 
bioretention ponds (or rain gardens), green roofs (or roof gardens), and cistern 
collection systems, decrease the impervious footprint of a site, which decreases the 
surface runoff and so improves the quality of stormwater drainage.  Additionally, LID 
works to reduce non-point source pollution to drinking water supplies, recreational 
waters and wetlands.  Due to its flexibility in design and emphasis on natural 
processes, LID techniques are often more cost-effective than traditional stormwater 
management practices.   
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