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Introduction and Purpose 
 
The following Tax Increment Financing Redevelopment Plan Bay St. Louis, Mississippi 2025 has been 

developed as an addendum to various other plans, studies, and data collections that exist and are referenced 

herein on behalf of the City of Bay St. Louis, Mississippi. Its purpose is to: 

 

• illustrate the need for new development and redevelopment activities in Bay St. Louis;  

• consolidate, restate, and expand the redevelopment themes of the Bay St. Louis various 

community plans, relating specifically to the Bay St. Louis, Mississippi 25 Year 

Comprehensive Plan adopted in July 2024, additional studies, updated goals, and objectives 

referenced herein; 

• establish additional redevelopment strategies for the City of Bay St. Louis; 

• provide the basis for authorizing specific Tax increment Financing mechanisms to facilitate 

new development projects and redevelopment projects; and,  

• guide new developments and redevelopment initiatives for all areas of the City of Bay St. 

Louis, Mississippi referred herein as the (“City”).  
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Section 1 – Redevelopment Planning Method 
 

This Redevelopment Plan was developed in the four steps described as follows:  

 

1. Review and assessment - a review of various existing city plans, interviews, and Hancock County 

plans, the (“County”) including specifically the guiding over-all strategic plan referenced herein as 

the (“Bay St. Louis Comprehensive Plan”) referring to a 25 year plan adopted by the City in July 

2024, and other plans, codes, zoning, statutes, and ordinances referenced herein as the (“General 

Development Plan”), as provided by the City of Bay St. Louis, the Hancock County  Supervisors, 

as well as additional collected data, economic impact trends, US Census data, demographics, 

quality of life factors, and related studies that were conducted in the past few years to identify 

previously determined findings for the need for economic growth, new developments and 

redevelopment  

2. Goal identification - a review of previously identified redevelopment goals and objectives was 

conducted to identify those that supported redevelopment activities  

3. Redevelopment area designation - a determination was made of the appropriate redevelopment 

areas for the City of Bay St. Louis 

4. Implementation - recommended implementation strategies for accomplishing specific 

development and redevelopment efforts for Bay St. Louis located in the southwest section of 

Hancock County, Mississippi.  
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The primary documents, plans, and studies reviewed in developing this Tax Increment Financing 

Redevelopment Plan are: 

 

1. City of Bay St. Louis, Mississippi 25 Year Comprehensive Plan Adopted in July 2024 

2. Zoning ordinances and survey maps: adopted by the City of Bay St. Louis  

3. United States Census Data Collection as of 2020 (with forecasted estimates for 2024) 

4. ACS Data USA (reflecting census data, state sourced data, and algorithms established to estimate 

current values and trends) 

5. Census Tract 303 Opportunity Zone 

6. United States Census Bureau. P2 Hispanic or Latino, and Not Hispanic or Latino by Race. 2020 

Census State Redistricting Data (Public Law 94-171) Summary File. August 2021. 

7. United States Census Bureau. Annual Estimates of the Resident Population: April 1, 2020 to July 

1, 2023. Population Division. May 2024. 

8. United States Census Bureau. 2023 American Community Survey 5-Year Estimates. December 

2024. 

9. Cubit Planning 2025 Population Projections. December 2024. 

10. Various other economic, statistical data, and resources from internet-based providers, opinions, 

images, and interpretations 

11. Various City of Bay St. Louis, Hancock County resources, the State of Mississippi Vital Statistics 

web sites, and references of various authors, creators, and publishers 
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Section 2 – Need for Redevelopment in Bay St. Louis Established 
 

The City of Bay St. Louis 25 Year Comprehensive Plan adopted in 2024 states in the following 

excerpts that provide for the need for new development and redevelopment using good planning 

techniques to manage land use:  
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The information from this plan as well as other resources referenced herein has been reexamined for 

implications related to the Tax Increment Financing Redevelopment Plan’s (the “TIF Redevelopment 

Plan”) conclusions regarding new development and redevelopment opportunities. It further establishes the 

need for economic development initiatives, economic inducements, and outreach efforts to encourage 

private sector investments to encourage private sector growth in the City. 

 

Specifically, related statistics provide a detailed picture of the development conditions in Bay St. Louis and 

Hancock County from 2010 to 2024. Selected statistics have been updated through US Census year 2020 

and estimated for some data up to 2024. The data has been reexamined for implications related to the TIF 

Redevelopment Plan’s conclusions regarding new development and redevelopment opportunities.  

 

Specifically, statistics related to demographics, economics, and housing have been selected for discussion 

to provide a data-driven basis approach to establishing the need for new development and redevelopment 

activity in Bay St. Louis.  
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City of Bay St. Louis Historical Summary:  
(Copied from The City of Bay St. Louis 25 Year Comprehensive Plan adopted in 2024) 
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Population Trends:  

The City of Bay St. Louis 25 Year Comprehensive Plan (adopted in 2024) and U.S. Census data examines 

the population growth trends in the City and the County since its founding.  
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Hancock County’s Population Trends: 

 

Hancock County’s recent population increases are examined more closely in Table I, Migration 

and Natural Increase illustrated below. As reflected in this table, the County’s US Census data, 

and data from the Mississippi Department of Natural Vital Statistics through 2010 population 

estimates demonstrate that the County has grown by approximately 2,124 persons over the decade 

from 2010 to 2020. The source of this 2,124-person increase is the natural increase of the 

population, or the net gain of births over deaths, and the migration of new residents representing a 

net increase residing in Hancock County.  

 

 

TABLE I 

MIGRATION AND NATURAL INCREASE 

 2010 Population 43,929 

2020 Population 46,053 

Change in Population 2,124  
Source: US Bureau of the Census, v2020. Mississippi State Department of Health, Vital 

Statistics, 1990-2012. 

    

  

\  
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State of Mississippi Population Trends: 

 

Year Mississippi % Change 

2020 2,961,278 0.2% 

2010  2,967,297 4.3% 

2000 2,844,658 10.5% 

1990 2,573,216 2.1% 

1980 2,520,770 13.7% 

1970 2,216,994 1.8% 

1960 2,178,141 0.0% 

1950 2,178,914 -0.2% 

1940 2,183,796 8.7% 

1930 2,009,821 12.2% 

1920 1,790,613 -0.4% 

1910 1,797,114 - 
 

o Note: The State of Mississippi has only completed compiling statistical data collected through 2012; with a 

population estimate of 2,984,926 residents for 2012. 

 

 

Economic Trends:  
 
 

(US Census collected data, v2020) 
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The City of Bay St. Louis 25 Year Comprehensive Plan adopted in 2024 emphasizes the importance of 

coordination with Hancock County as well as other neigboring communities relating to growth and the 

development of new infrastructure to insure that future development and redevelopment of these targeted 

areas are constructed in a manner that will sustain long-term growth, providing for future impact demand, 

and quality of life. 
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Economic Development Goals established in the City’s Comprehensive Plan 
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Retail:  
(Copied from The City of Bay St. Louis 25 Year Comprehensiv

e Plan adopted in 2024) 
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Employment:  
(Copied from The City of Bay St. Louis 25 Year Comprehensive Plan adopted in 2024) 
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Income: 
(Copied from The City of Bay St. Louis 25 Year Comprehensive Plan adopted in 2024) 

 

 

 

Housing:  
 
(Copied from The City of Bay St. Louis 25 Year Comprehensive Plan adopted in 2024) 
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The median home value in Bay St. Louis in 2017 was $273,512 in 2023. This is well above the Hancock 

County median of $47,543, and while housing in the County is less expensive than in the City, there is a 

relative lack of affordable housing along the Gulf Coast.  

Bay St. Louis’s housing trends follow many of the trends that have occurred nationally. The fast pace of 

residential construction has fueled concerns about “sprawl.” In the midst of prosperity, the home 

ownership gap between whites and minorities has not narrowed. Very low-income households still lack 

adequate, affordable housing at a time when losses of subsidized units are rising. National figures indicate 

that record numbers of very low-income households are devoting more than half their incomes for 

housing. Renting remains the only option for many who are either unable to qualify for a mortgage loan 

or to cover the costs associated with buying a home. For many others, though, renting is an attractive 

lifestyle as well as a prudent financial choice. It is an especially appealing option for people who expect 

to move again within a few years because they can avoid the steep transaction costs associated with 

buying and selling a home. It also may be the first independent step for younger persons in making a 

long-term commitment to a community; as trends have shown, initially they may rent, but as they become 

settled, they seek to purchase property in the community where they have been living.  
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Home sites located within Hancock County 
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Section 3 – Specific Redevelopment Plan Findings, Goals and Objectives 
 
The adopted goals and strategies below are taken from the City of Bay St. Louis’s General Development 

Plan, including statements adopted in the 2024 Comprehensive Plan as a result of various studies, 

interviews, and findings. They identify the need for new development and redevelopment in many 

instances, and these areas have been highlighted to illustrate the policy and direction of the community 

related to future growth and quality of life for its citizens. The Findings Goals and Objectives are 

abridged for clarity and those that address the need for redevelopment are emphasized.  

 
Findings, Goals, and Objectives  

 

Findings 

 
In order to guide the planning process and assure its validity and productivity for the City of Bay 

St. Louis, the Mayor and City Council reviewed various background studies and their 

conclusions, including supporting data and analysis. From the data and analysis, and through a 

series of meetings and discussions with residents of the community, the Bay St. Louis Mayor and 

City Council, along with the support of the City of Bay St. Louis Planning Commission, have 

made findings of fact with regard to the community’s developmental condition and set forth 

development-related goals and objectives. 

 

These Findings and Goals have been developed for the specific purpose of providing direction to 

the final plan product. These findings and goals follow, with the Findings set forth first and 

Goals and Objectives following.  

 

The City of Bay St. Louis Mayor and City Council finds as follows: 

 
Findings Regarding Population 

 

1. The Mayor and City Council finds that Bay St. Louis has seen moderate and sustained 

growth since at least 1980. The population jumped 12.8% between 2000 and 2010, but 

slowed significantly to the current estimated population of 9,353. Between 2010 and 

2020, Bay St. Louis grew by just 0.3% while the Gulfport Metro saw 7.1% growth. It’s 

important to note that the population within a 15-minute drive of Bay St. Louis grew by 

over 10% during the same time period. This geography represents the city’s primary local 

trade area and continues to see healthy population growth. 

2. The Mayor and City Council finds that population projections show probable growth 

based on historic growth rate and other factors.  

3. The Mayor and City Council finds that larger population projections are directly 

correlated to the degree that economic activity is stimulated by strategic development. 
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Findings Regarding Economic Analysis 

 
1. Medical, education, utilities, retail trade, and manufacturing jobs, trade, and services 

provide the bulk of the economic activity for the residents living in the City of Bay St. 

Louis and Hancock County. 

2. The Mayor and City Council finds that there are ample medical facilities and that this 

component of the general Mississippi economy is thriving. 

3. The Mayor and City Council finds that local businesses recorded $211 million in retail 

sales in 2023. 

4. The Mayor and City Council finds that Bay St. Louis’ median household income is 

$48,645. While this is among one of the lower income levels within the larger region, it 

represents a significant increase of the $40,515 in 2010. It is estimated that 20% of 

families in the city are below poverty, compared to 12.4% for Hancock County and 

14.9% for Mississippi. 

5. The county serves as a "sub-regional" center for primary industrial related to NASA 

operations, commercial and residential construction, commercial fishing, and has a very 

narrow spectrum of types of active industry and production, with the exception of NASA 

and its related service providers.  

 
Findings Regarding Land Use 

 
1. The Mayor and City Council finds that manufactured housing is scattered outside of the 

City throughout the county and is not adequately regulated for location and aesthetic 

impact. 

2. The Mayor and City Council finds that the commercial retail areas contribute to part of 

the major economic hub for Bay St. Louis and that the area is active, with many festivals, 

promotions, and entertainment and that some efforts have been made to improve the 

viability and attractiveness of this area. 
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3. The Mayor and City Council finds that there is vacant land in all areas of the community, 

but planned expansion would offer a greater variety of growth opportunities. 

4. The  Mayor and City Council finds that current land use development tools are in need of 

further refinement to accommodate developer’s ability to develop mix-use developments, 

manage future growth relative to current building practices, primarily in terms of general 

planning, buffering, zoning, land-use, landscaping, expansion of City utilities, and a 

variety of other supporting development categories.   

5. The Mayor and City Council finds that the City and County is well served by its parks, 

recreation, and proposed greenway systems that will enhance the recreational land uses. 

 

Findings Regarding Transportation 
 

1. The Mayor and City Council finds that the local transportation network is currently at 

capacity in many areas, particularly at the main entrance off of the I-10 exit and on other 

corridors struggling to meet current demands, and will likely NOT meet future demands 

based on current growth trends without additional resources. 

2. The Mayor and City Council finds that I-10 has impacted, and will continue to impact 

development patterns, with migration of development moving towards this corridor to 

meet market and traffic patterns. 

3. The Mayor and City Council finds that transportation options are primarily limited to 

automobile, and golf carts in the City of Bay St. Louis. 

4. The Mayor and City Council finds that pedestrian facilities are lacking and should be 

provided through any new developments particularly in the community commercial 

centers. The walkability score is 46 out of 100 and the bike score is 44 out of 100. 

5. The Mayor and City Council finds a strong compelling need to have the entrances from I-

10, into the economic centers in the community to be improved, including: defined street 

patterns, improved zoning standards, setback requirements, signage, lighting, and 

landscaping. 

 
Findings Regarding Housing 

 
1. The Mayor and City Council finds that in 2023, it is estimated that 78 percent of Bay St. 

Louis’ housing stock is made up of single-family dwellings with the remaining 22 

percent being multifamily or manufactured homes. Bay St. Louis’ housing units are 58 

percent owner-occupied and 24 percent renter occupied. 28 percent of units are limited 

use or vacant.  

2. The Mayor and City Council finds that Bay St. Louis has a younger housing stock with 

42 percent of all units being built since 2000, likely due to the devastation brought by 

Hurricane Katrina in 2005. Demand for housing is high, and Bay St. Louis is 

experiencing an opportunity for increased densities in appropriate locations.  

3. The Mayor and City Council finds that Bay St. Louis is seeing increased demand and 

higher cost of housing as compared to the region. If a person or family spends more than 

30% of their income on housing, they are considered to be cost-burdened. In Bay St. 

Louis, approximately 43 percent of renters and 18 percent of homeowners meet this 

threshold and can be considered cost burdened. 

4. The Mayor and City Council finds that in June of 2023, there were 472 active STR 

listings within the Bay St. Louis zip code. This is a 43% increase since June of 2022 and 

a 186% increase since June of 2019, illustrating that the local supply of STR is 

increasing significantly. Annually, STR listings are occupied 55% of the time. More 

importantly, over half (56%) are available for rent full-time, meaning they aren’t in the 

local housing stock. In order to more directly manage these properties, the City adopted 
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in August 2024 a STR ordinance related to licensing, zoning standards and other policies, 

supporting increased tax revenues. 

 
Findings Regarding Capital Facilities 

 
1. The Mayor and City Council finds that sewer and water services, provided by the Bay St. 

Louis water and sewer department need to be expanded to accommodate the various 

areas targeted for development for future growth opportunities. 

a. Bay St. Louis’ water is supplied from the Gulf Coast aquifer system. Water is 

accessed and distributed by a system consisting of four ground wells and two 

elevated tanks. The system serves about 4,000 residential accounts and 350 

commercial accounts. This system is nearing capacity and upgrades are being 

planned currently. The Harry Street well was installed in 1982. The city is 

planning a new well to be added and a new storage tank. 

b. Bay St. Louis maintains the sewer system and its 44 pump stations. There are no 

current capacity issues with this system. However, the system is aging.  

c. Bay St. Louis supplies natural gas to 1,100 customers through its system of an 

underground distribution system. Interest was expressed in expanding the system 

and upgrading metering technology. The city is currently upgrading the gas meter 

reading system to cellular. 

2. The Mayor and City Council finds that the existing electrical and communication utility 

facilities that currently provide services are generally adequate to support desired growth. 

 
Findings Regarding Community Appearance and Design 

 
1. The Mayor and City Council finds that the underlying form of the community is 

attractive by reason of mature landscapes, its relationship to the Mississippi Sound, the 

recreational facilities and notable buildings, and that these areas are worthy of protection. 

2. The Mayor and City Council finds that the commercial and residential areas are in sound 

condition but special development efforts such as restrictive zoning ordinances, 

protection of the rights of way, treatment of alley areas, placing utilities underground, 

parking and traffic control, and enhancing its attractiveness are still needed. 

3. The Mayor and City Council finds that sign control, lighting and landscaping would 

enhance the appearance of the various commercial corridors particularly at the entrance 

to the community and the commercial corridors that feed from the entrance, which all act 

as main transportation corridors for the community.   

Goals and Objectives 
 

The Mayor and City Council, after examining the background analysis, making findings 

(as reflected above) of fact regarding current developments in the City of Bay St. Louis, 

and being duly charged by the State of Mississippi; and through the action of its resident 

electorate as the governing body of the City of Bay St. Louis, set forth the following 

planning goals and principles.  

 

The goals and principles are employed in developing the specific provisions of the City 

of Bay St. Louis’s General Development Plan, as well as the City’s Comprehensive Plan. 

These goals and principles should be used in the day-to-day development decisions of the 

community. These goals also reflect those of various Hancock County Strategic Plans, 

and as coordinated by the Mississippi Development Authority in its examination of the 
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City’s assets and through the various grants offered and administered by the State of 

Mississippi. 

 
Goals Related to General Features 

 
1. The natural beauty and sensitive environmental features of the City of Bay St. Louis and 

its community will be protected. 
 

Goals Related to Population 
 

1. The City of Bay St. Louis will pursue policies that are designed to produce and encourage 

moderate population increases by: 

a. Providing employment opportunities for working age people and recreational, 

cultural, and medical amenities for retirees 

 

Goals Related to Economy and Economic Development 
 

1. The City will facilitate the development of vibrant and thriving economically diversified 

developments by making the community a destination of choice for visitors, retirees, and 

families. 

2. The Mayor and City Council will continue to work to make the City of Bay St. Louis a 

destination for tourists by promoting its location near the Mississippi coastal area, and 

through its geographic advantages, low cost of living, and natural recreational facilities 

and opportunities. 

a. Develop signage, and attractive well engineered’ rights of way to direct traffic 

off of Interstate 10, into the community and commercial centers and continue to 

promote development of other commercial areas, based on market demand. 

b. Identify existing architecturally significant buildings and sites in the community 

and seek to preserve a historic community atmosphere. 

c. Promote expansion of resort related developments, accommodation’s, tourist 

attractions, RV facilities, water related recreation, and multi-family commercial 

housing developments that support tourism. 

d. Promote private sector development at Exit 13 off of I-10 (Highway 603) to 

attract more transient traffic, commerce and tourism into the city’s economic 

center. 

e. Promote and further enhance the Highway 90 corridor coming from both the east 

and west into Bay St. Louis as another opportunity to increase transient traffic, 

tourism, and commerce into the city’s economic center to increase retail sales 

and support local business.   

3. To make the City of Bay St. Louis a quality desired location for young people to live who 

are working in local industries and those residents that commute into other nearby trade 

areas for work. 

 

4. Provide adequate amounts of industrial development land. 

a. Promote the expansion of existing local manufacturing industries. 

b. Promote the development of retail and other economic activities of the 

commercial areas to support desired quality of life, businesses, residential 

developments, and quality of life activities. 

c. Support, promote, and improve facilities for the local school district to attract 

young families to migrate into the local community. 
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d. Encourage the development of affordable, quality housing that fosters long-term 

growth. 

e. Promote private development of mixed-use housing/commercial developments, 

and the development of commercial housing units with multiple tenants, 

specialty housing targeting short-term rentals, as well as long-term efficient 

housing stock. 

 

Goals Related to Land Use 
 

The City will 

1. promote the construction of a variety of home sizes and types that are affordable in the 

local economy; 

2. provide for all legitimate uses of land through good established planning practices; 

3. implement ordinance measures that will preserve residential areas through the appropriate 

treatment of manufactured housing (dedicated developments allowed under the local 

ordinances and zoning regulations) and multiple family housing; 

4. implement measures that will ensure the appropriate location for industrial uses; 

5. encourage commercial developments and preservation of architecturally significant 

structures; 

6. promote the development and maintenance of parks and public spaces; 

7. provide for the growth and promote expansion of existing industry; and, 

8. establish clear and compelling gateways especially along the Highway 90 corridor where 

appropriate to encourage additional growth into the current retail trade areas. 

 
Goals Related to Transportation 

 
The City will 

1. seek to provide a well-maintained and efficient transportation system characterized by 

ease of access and circulation along with safe engineered designs; 

2. assure appropriate maintenance of local transportation routes; 

3. ensure new development is appropriately related to transportation networks; 

4. ensure adequate carrying capacities of existing and proposed transportation facilities; and 

5. promote the widening of the entrance corridor from the Interstate 10 exits ramps, 

landscaping, lighting, and modern traffic signalization, and improved frontage roads 

entering the community corridors. 

 
Goals Related to Housing 

 

The City will 

1. promote the construction of a variety of home sizes and types that are affordable in the 

local economy; 

2. review the need for assisted living areas throughout the community; 

3. pursue the development of assisted living areas if needed and desired; 

4. ensure that a suitable housing stock exists for all income groups; and, 

5. continue to update the City’s construction codes, encourage the community to adopt, and 

continue to update practices under current international building and maintenance codes, 

standards, zoning ordinances, continue supporting community planning efforts, and 

sound land-use practices. 
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Goals Related to Community Appearance and Design 

 

The City will 

1. promote the development of visually pleasing commercial areas through the adoption of 

signage controls, lighting, landscaping, additional zoning ordinances, land-use planning 

and establish well defined historic districts with supporting ordinances to ensure that 

these properties are protected for future generations; 

2. create simple design guidelines such as limited exposed metal surfaces, limited 

manufactured housing uses, as well as requiring masonry facades, setbacks and 

landscaping; and, 

3. provide and enforce landscape ordinances with buffering provisions for new 

development. 

 
Goals Related to Capital Facilities 

 
The City will 

1. continue to provide adequate police and fire protection for growing population needs; 

2. provide or make available utilities, and public services to a growing community to 

support long-term planning needs; 

3. work towards the construction of a new water well and associated water tower to meet 

current and future consumer demand; and, 

4. Expand, enhance and update existing sewer, water, and gas infrastructure to meet current 

demand and provide for the anticipated growth of the population. 
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Section 4 – Additional Redevelopment Plan Goals and Objectives 
 

The following goals and objectives of the Redevelopment Plan have been developed by the City of Bay St. 

Louis’s Mayor and City Council to expand upon the General Development Plan goals related to new 

developments, and redevelopment projects to emphasize, with high priority economic development activity 

in the City of Bay St. Louis. 

 

• The City of Bay St. Louis will work to create and partner with economic development 

projects that create good jobs and strengthen the tax base of the community. 

 

• The City will coordinate efforts with other economic development entities and with the 

local community to assist in financing of public infrastructure improvements that will result 

in private capital investment for economic development projects by developing vacant 

land. 

 

• The City will encourage development and redevelopment projects that will strengthen and 

increase retail sales activity within the local community. 

 

• The City will encourage development and redevelopment projects that will increase jobs 

in the City of Bay St. Louis. 

 

• The City of Bay St. Louis will ensure that projects undertaken within the community are 

undertaken in accordance with codes, ordinances, and development plans that are in effect, 

or that may be adopted in the future.  

 

  

                     



 

 

50 Bay St. Louis, Mississippi Tax Increment Financing Redevelopment Plan 2025 

 

Section 5 – Redevelopment Planning Policies 
 
The adopted goals and strategies below are taken from the City of Bay St. Louis’s Comprehensive Plan 

adopted in 2024 and are further supported by the General Development Plan as described herein. They 

identify redevelopment in many instances and these areas have been highlighted to illustrate the policy 

direction of the local community related to new developments and redevelopment. The Findings Goals 

and Objectives are abridged for clarity and those that address the need for redevelopment are highlighted, 

made bold and enlarged.  

 

 The City of Bay St. Louis General Development Plan  

 
Transitional residential areas are typically characterized by older 1960’s -1970’s era housing 

stock, deferred maintenance, conversions from single-family uses to more intensive uses, and the 

introduction of incompatible uses. Public and private efforts should focus on upgrading the 

condition of those residential areas that are in transition, particularly in the outlying areas of the 

community. Specific efforts including area residents in these planning efforts should be made. 

 

(1) Transitional residential areas will be protected from disruptive uses such as 

encroaching industrial and commercial uses. 

(2) Improvement of property through reconstruction and/or an extensive maintenance 

program by individual owners is encouraged. When necessary, the City shall utilize strict 

Codes enforcement to protect and revitalize transitional residential areas. 

(3) Vacant land adjoining transitional areas or occupied land to be redeveloped should be 

utilized for residential, public, or semi-public development unless specific revitalization 

plans adopted by the local community dictate otherwise. Revitalization plans may consist 

of a neighborhood plan, historic overlay districts, or an economic redevelopment plan 

that clearly defines its intent. 
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 Old Town and the Train Depot Districts  

 

Bay St. Louis possesses something that many other competing suburban growth-oriented 

cities lack, namely a resort driven history that has had very effective zoning and planning 

through an active governing body made up by the residents. The community has recently 

(July 2024) developed new goals and objectives focused on growth, quality of life, and 

expansion. 

 

The general objectives of the policies included for this category is to manage these 

important areas so that future redevelopment and growth can be permitted, and the 

transition from residential to non-residential uses (or vice versa) can be accommodated 

with the least amount of conflict between obsolete and expanding uses. The following 

policies are recommended for these historic districts land use category. 

 

Appropriate Uses: The principal uses intended for the areas include retail and commercial 

businesses along the major roadways including personal, professional services, retail, 

food services and government offices in the commercial trade area and at its fringes and 

low and medium density residential uses (single-family detached, attached, and 

townhouses/condominiums) just off the main roadway corridors. 

 

The commercial area of Bay St. Louis serves as an important asset that the community 

must preserve and enhance. This Plan supports the development and redevelopment of 

the area in a historically appropriate way. 

 
General Development Policies for Industrial and Employment Areas 

 

The City of Bay St. Louis's prospects for industrial economic development in the next 20 

years will, in many cases, evolve from the existing strengths of the local community. 

New non-agricultural employment for the county is projected to increase over the 

planning period, and two land use categories should be created to accommodate new 

industrial development. The Industrial Category is a broad land use category envisioned 

for areas where the primary types of existing or planned development are industrial in 

character, such as manufacturing, bulk storage (indoors and outdoors), and heavy 

distribution activities like truck terminals. Overall floor area ratio recommended in this 

land use classification is 1.00 (one square foot of building floor area to every one square 

foot of site area).  

 

Industrial activities generally place a heavy demand on local resources, have the greatest 

impact on the surrounding environment, and characteristically have less flexibility in 

locational choice than do other types of economic activities. Therefore, land use policies 

that promote the efficient utilization of industrial land resources are essential if optimum 

industrial development is to be realized. The following policies are recommended for this 

land use category.  

 

(1) Appropriate Uses: The Industrial land use classification applies to areas that are used 

for primarily fabricating, processing, storage, warehousing, wholesaling, and 

transportation services. 

  

(2) Density Range: Generally, unused or underutilized land is common in most industrial 

areas, and this land is suitable for expansion of existing facilities. The maximum density 

recommended for these areas is a floor area-ratio of 2.0 (2 square feet of building floor-
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area for every one square foot of site area) on individual sites, and in the designated land 

use areas as a whole.  

 

(3) Pattern of Industrial Development: As illustrated on the Detailed Land Use Map, 

continued centralization of industrial activities is encouraged. The orderly expansion of 

essential services to areas of planned industrial development is important both to ensure 

growth and minimize pressure for land use change in areas not recommended for 

industrial use.  

 

(4) Development F1exibility: The pattern of industrial development should be sufficiently 

flexible to accommodate variable market demand. This approach reflects the past pattern 

of development where, for example, industrial areas planned as manufacturing centers 

developed with wholesaling and warehousing activities in addition to manufacturing. 

Exceptions should be at locations where adopted design plans recommend specific mix 

and/or patterns of industrial land use. 

 

Buffer zones should be established between production activities and less-offensive 

surrounding land uses. 

 

(5) Industrial Expansion and Redevelopment: Existing manufacturing, storage, and 

wholesaling activities, including many of the earliest industrial areas in Hancock County, 

frequently pose complex land use problems. While deterioration, obsolescence, poor 

location, and inadequate expansion space are problems plaguing some of the businesses 

in these areas, these marginal economic activities do provide employment opportunities 

for many persons lacking the necessary training or other types of employment. The 

following policies are recommended as guidelines for the difficult decisions, which must 

be made regarding marginal industrial activities.  

 

 
 

 

Obsolete and marginal industrial activities should be removed from areas where they are 

incompatible with surrounding uses, are a nuisance, and are a blighting influence on 

desirable non-industrial development. The redevelopment of blighted manufacturing and 

storage areas adjoining residential conservation areas should include residential and other 

uses that are compatible with the existing neighborhoods. The redevelopment should be 

based on a detailed, design analysis and a publicly adopted plan. 

 

As seen in the foregoing redevelopment policies currently adopted ordinances, and 

represented by current practices in place by the City of Bay St. Louis that apply to 

residential, commercial, and industrial lands within the community’s urban areas are 
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essentially, the policies acknowledge that redevelopment activity is appropriate in the 

entire City of Bay St. Louis corporate limits.  

 

The following section establishes and declares the entire City of Bay St. Louis boundary 

limits as a redevelopment area: 
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Section 6 – Establishing the Redevelopment Area for the Entire City of 
Bay St. Louis 
 
In light of the previously stated findings and goals, the redevelopment areas for City of Bay St. Louis is 

established as follows:  

 

A. Redevelopment Area Boundary Description:  The redevelopment area designated by this Plan 

will consist of all real and personal property located within the official boundaries of City of Bay 

St. Louis as recorded by the Mississippi Secretary of State and reflected in the State Charter; as of 

the date of adoption of this plan.    

 

B. Redevelopment Area Boundary Map: A boundary map of the redevelopment area encompassing 

all real property located within the boundaries of the City of Bay St. Louis is shown above on Page 

#53 and attached as Exhibit VI representing the legal metes and bounds of the entire City as 

recorded in the Mississippi Secretary of State’s office as reflected in the State Charter. 
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Section 7 – Redevelopment Implementation Strategies 
 
After consideration and consultation with economic development professionals, the following 

redevelopment strategies have been identified as potentially appropriate means of achieving 

redevelopment in the City of Bay St. Louis: 

 

1. enhanced Code Enforcement of the entire City and particularly in the commercial areas where 

population densities are higher; 

2. promote the use of Urban Renewal and tax abatement under the statues of the State of 

Mississippi;  

3. promote the use of Tax Increment Financing as authorized under the Statutes of the State of 

Mississippi; 

4. pursue and encourage developers using housing programs such as offered by the Mississippi 

Home Corporation and, 

5. pursue other economic inducements, and tax incentives offered by the Mississippi Development 

Authority or other entities of State of Mississippi. 

 

The Mayor and City Council has already begun implementation of Strategies 1, 2, and 3. The City and 

also the Hancock County Supervisors offer certain tax incentives for new development in the form of 

property tax abatements.  

 

Strategy 1, enhanced code enforcement, as referenced above, should be implemented in a more aggressive 

manner. Aggressive code enforcement under the state statute of 21-19-11, as amended, will encourage 

redevelopment and improvements in housing inventory, quality of life, and market values.  

 

Strategy 2 Urban Renewal, as referenced above, requires further study. 

 

Strategy 3, Tax Increment Financing, as referenced above is proposed for authorization under this 

redevelopment plan, “The Tax Increment Financing Redevelopment Plan Bay St. Louis, Mississippi 

2025.” Specific implementation considerations for Tax Increment Financing are set out in Section 8 

below.  

 

Strategy 4, other economic and tax incentives, as referenced above, has not been implemented through 

funds for low-income housing credits, first time buyers program funds, and Section 8 housing, but much 

more can be done for housing development to support desired population growth. 

 

Strategy 5, has been pursued with mixed results during the past few years since incorporating the City. 

Further efforts should be made to pursue economic advantages, grants, and incentives through the 

Mississippi Development Authority as funded and made available. 
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Section 8 – Redevelopment Method Specifically for Tax Increment 
Financing 
 

Mississippi’s Tax Increment Financing Act enables local municipalities and counties upon adoption of this 

Redevelopment Plan and authorizes the City of Bay St. Louis’s Mayor and City Council specifically, the 

use of Tax Increment Financing as an economic development inducement in new development, and 

redevelopment projects. The projects may involve reconstruction, renovation, or new construction for 

residential, commercial, or other uses that the Mayor and City Council, the Governmental Body of the City 

determined to be in the best public interest of the community. Tax Increment Financing under Mississippi 

Law may be applied to a “Redevelopment Project.” 

Defining and Redevelopment Project 

 

Section 21-45-3 of the Mississippi Code Annotated defines a “redevelopment project” and project 

areas as follows: 

 

Redevelopment Project (See Exhibit I, Mississippi Code Annotated at 21-45-3 (b), (i), 

(ii), and (iii)) 

 

 (a) A “redevelopment project” may include any work or undertaking by a 

 municipality: 

 

(i) to acquire project areas or portions thereof, including lands, 

structures, or improvements the acquisition of which is necessary 

or incidental to the proper clearance, development or 

redevelopment of such blighted areas or to the prevention of the 

spread or recurrence of slum conditions or conditions of blight; 

(ii) to clear any such areas by demolition or removal of existing 

buildings, structures, streets, utilities, or other improvements 

thereon and to install, construct or reconstruct streets, utilities, 

bulkheads, boat docks, and site improvements essential to the 

preparation of sites for uses in accordance with the redevelopment 

plan and public improvements to encourage private redevelopment 

in accordance with the redevelopment plan; or, 

(iii) to sell or lease property acquired by a municipality as part of a 

redevelopment project for not less than its fair value for uses in 

accordance with such redevelopment plan to retain property or 

public improvements for public use in accordance with the 

redevelopment plan. 

 

“Redevelopment project” may also include the preparation of a redevelopment plan, the planning, 

survey, and other work incident to a redevelopment project and the preparation of all plans and 

arrangements for carrying out a redevelopment project, relocation of businesses and families 

required under applicable law, and upon a determination, by resolution of the governing body of 

the municipality in which such land is located, that the acquisition and development of additional 

real property not within a project area is essential to the proper clearance or redevelopment of a 

blighted area or a necessary part of the general slum clearance program of the municipality, the 

acquisition, planning, preparation for development or disposal of such land shall constitute a 

redevelopment project. 
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The Tax Increment Financing Act allows the use of Tax Increment financing for an individual 

project that lies within a “Redevelopment Project Area”. For the purposes of the Redevelopment 

Plan, project areas are defined as follows (see attached Exhibit I, Mississippi Code Annotated 21-

45-3 (a), (i), (ii), (iii), and (iv)): 

 

(a) “Project area” includes:  

 

(i) areas in which there is a significant amount of buildings or 

improvements, which by reason of dilapidation, deterioration, age, 

obsolescence, inadequate provision for ventilation, light, air, 

sanitation, or open spaces, high density of population and 

overcrowding or the existence of conditions that endanger life or 

property by fire and other causes, or any combination of such factors, 

are conducive to ill health, transmission of disease, infant mortality, 

juvenile delinquency or crime and are detrimental to the public 

health, safety, morals, or welfare; 

 

(ii) areas which are of important value for purposes of historical 

preservation, as designated by the Department of Archives and 

History; 

 

(iii)  areas which by reason of a significant amount of defective or 

inadequate street layout, faulty lot layout in relation to size, 

adequacy, accessibility or usefulness, unsanitary or unsafe 

conditions, deterioration of site improvements, diversity of 

ownership, tax delinquency, defective or unusual conditions of title, 

improper subdivision or obsolete platting or the existence of 

conditions, which endanger life or property by fire or other causes, or 

any combination of such factors, substantially impair or arrest the 

sound growth of the community, retard the provision of housing 

accommodations or constitute an economic or social liability and are 

a menace to the public health, safety, morals, or welfare in their 

present condition and use; or, 

 

(iv)  areas in which the construction, renovation, repair, or rehabilitation 

of property for residential, commercial, or other uses are in the 

public interest. 
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Establishing a TIF Redevelopment Project Plan 

 

This Redevelopment Plan shall be implemented primarily by the City, exercising the 

Redevelopment Project powers conferred upon the City of Bay St. Louis; by the Tax Increment 

Financing Act.   

 

The techniques to be used to meet the goals and objectives of the Redevelopment Plan include 

rehabilitation and renovation, expansion of existing buildings, acquisition of real property, 

demolition and removal of buildings, construction of improvements, new development and 

redevelopment, consolidation of title, elimination of environmental deficiencies and blighting 

influences, construction of off-street public and private parking facilities, and encouragement of 

rehabilitation, renovation, new development and redevelopment by private enterprise. For projects 

located within the legal boundary limits of the City of Bay St. Louis Mississippi (the “City”), the 

codes, standards, and ordinances of the City shall apply. 

 

 A brief summary description of each component or technique of the Plan follows: 

 

  1. Rehabilitation and Renovation 

 

 This Redevelopment Plan provides for the utilization of the Tax Increment 

Financing powers of the City to rehabilitate and renovate structures, which are: 

 

 a. Substandard structures on which rehabilitation or renovation is practical 

in the judgment of the owners thereof. 

 

 b. Structures in which, in the judgment of the owner thereof, rehabilitation 

  will result in a higher and better use for the property on which such 

  structure is located. 

 

A substandard structure is a structure that does not conform to the building and 

related codes of the City as are enforced and are in effect from time to time, 

whichever may apply. 

 

2. Acquisition of Real Property 

 

 Real property shall be acquired as provided in Article IX of the Redevelopment 

Plan. 

 

3. Demolition and Removal of Structures 

 

 This Redevelopment Plan shall be implemented in some instances through the 

demolition and removal of structures. The Plan provides for the demolition and 

removal of the following structures, if necessary and appropriate: 

 

 a. substandard structures, which in the judgment of the owner thereof, 

rehabilitation is not practical; 

 

 b. structures, which in the judgment of the owner thereof, are economically 

obsolete; 
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 c. structures, which in the judgment of the owner thereof, prevent maximum 

utilization of the property on which such structures are located; 

 

 d. structures that have been acquired by the City and that the Governing Body 

of the City determines to be economically obsolete; and, 

 

 e. structures that have been acquired by the City and that the Governing Body 

determines prevent the maximum utilization of the property on which such 

structures are located. 

 

  4. Construction of Improvements 

 

 This Redevelopment Plan provides for the construction of new improvements for 

uses on vacant or cleared land within the redevelopment area (any lands lying 

within the boundaries of the City). Such construction shall be in accord with the 

City of Bay St. Louis Comprehensive Plan adopted in 2024 or as amended, Official 

Zoning Ordinance, Subdivision Regulations, building and related codes, and other 

applicable codes and ordinances of the City, whichever may apply. 

 

5. Development and Redevelopment 

 

 Under the provisions of this Redevelopment Plan, vacant or cleared land held by 

the City may be disposed of by private parties for new development or 

redevelopment. Such disposition of land by the City shall be in accordance with 

the Redevelopment Plan and applicable law. 

 

 This Redevelopment Plan encourages the new development or redevelopment of 

vacant or cleared land, which is acquired by private enterprises. 

 

6. Consolidation of Title 

 

 This Redevelopment Plan provides for the elimination of diverse patterns of 

ownership, which prevent or restrict development of large tracts of land. 

 

 In the event that the City determines that optimum utilization of a particular tract 

of land cannot be attained because of diversity of ownership, and that action by the 

City is likely to enhance the possibility of development of such tracts, the City’s 

Mayor and City Council may take such actions as it determines to be necessary to 

consolidate title to such tracts of land. 
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7. Elimination of Environmental Deficiencies and Blighting Influences 

 

 This Redevelopment Plan provides for the City to undertake to determine any and 

all factors, which prevent or restrict new development or redevelopment within the 

redevelopment area. The Governing Body of the City shall take such action, as it 

deems necessary to reduce or eliminate such factors or the effects thereof. 

 

 Any environmental deficiencies and blighting influence’s the City may deem 

necessary to reduce or eliminate include, but are not necessarily limited to, 

physical conditions, ownership patterns, non-conforming land uses, improper 

development, and as allowed under the state statutes. 

 

  8. Construction of Off-Street Parking Facilities 

 

 This Redevelopment Plan provides for the construction of public and private off-

street parking facilities to serve the demand within the redevelopment area (all 

lands lying within the boundaries of City of Bay St. Louis). 

 

Off-street public and private parking facilities shall be constructed in accord with 

the City of Bay St. Louis Comprehensive Plan, the Official Zoning Ordinances, 

and other applicable codes and ordinances of the City, whichever may apply. 

 

9. Encouragement of Rehabilitation, Renovation, New Development and 

Redevelopment by Private Enterprise 

 

 This Redevelopment Plan provides that the City shall, to the greatest extent 

feasible, afford maximum opportunity to encourage the rehabilitation, renovation, 

new development and redevelopment of the redevelopment area (all lands lying 

within the boundaries of City of Bay St. Louis) by private enterprise. 

 

 In order to utilize appropriate private and/or public resources to eliminate and 

prevent the development, or spread of slums and urban blight, to encourage needed 

urban rehabilitation and renovation, to provide for the redevelopment of slum and 

blighted areas, to provide for and encourage the new development or 

redevelopment of vacant or cleared lands, the City shall encourage rehabilitation, 

renovation, clearance, new development or redevelopment within the 

redevelopment area by: 

 

 a. Carrying out a program of voluntary repair, renovation, and rehabilitation 

of buildings or other improvements in accordance with this 

Redevelopment Plan, including making loans to defray all or part of the 

costs (including costs of acquiring real estate) of repairing and 

rehabilitating buildings or other improvements in accordance with this 

Redevelopment Plan. 
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 b. Making loans to defray all or part of the costs of acquiring real property, 

demolishing and removing buildings and improvements and constructing 

improvements (including buildings) in the redevelopment area in 

accordance with this Redevelopment Plan. 

 

 Such loans shall be made only from the proceeds of revenue bonds, notes, 

or similar debt instruments of the City secured solely by the City’s rights 

in connection with such loans; shall be made upon such terms and 

conditions as the City of Bay St. Louis’s Mayor and City Council shall 

determine, and shall be subject to such additional requirements as the City 

shall impose. 
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Section 9 – Conformity with the City’s Development Codes Required 
 

1. Land Uses/Zoning Ordinance 

 

To the extent that it is practical, and authorized, this Redevelopment Plan will encourage 

development and redevelopment of projects that are compatible with adjoining, and nearby land 

uses and conform to City zoning controls.  

 

For projects located within the boundaries of the City, and within its zoning jurisdiction, land-use 

in the redevelopment area shall be regulated by the Official Zoning Ordinance of the City.   

 

The Official Zoning Map delineating defined zoning areas is on file in the office of the City of Bay 

St. Louis’s City Clerk. 

 

2. Maximum Densities/Zoning Ordinance 

 

For Tax Increment Financing projects located within the corporate limits of the City, the Zoning 

Ordinances of the local community as applicable shall regulate maximum development densities 

in the redevelopment area. 

 

For these projects lying in portions of the City, outside the corporate limits of any municipality, 

this Redevelopment Plan calls for adherence to the goals and objectives of this Redevelopment 

Plan. 

 

3. Land Development/Subdivision Regulations 

 

This Redevelopment Plan shall require that any development assisted with Tax Increment 

Financing be developed in conformity with regulations and standards of the community, or 

municipality governing the subdivision of land, namely the Subdivision Regulations of the 

municipality.  

 

4. Building Requirements/Building and Related Codes 

 

This Redevelopment Plan requires that any new construction and any rehabilitation shall meet the 

requirements of the building and related codes of this City and any applicable requirements of the 

community as applicable, as may be in effect from time to time, whichever is appropriate. 
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5. Circulation and Traffic Control 

 

For the purposes of Tax Increment Financing projects located in the incorporated areas of the City, 

this Redevelopment Plan shall be implemented in conformity with the standards and policies 

governing transportation routes in the City. The Subdivision Regulations, street design, and 

construction standards of the City of Bay St. Louis govern street widths, ingress, and egress 

patterns, designated turning lanes, turn restrictions, and vehicle limitations established by weight. 

These regulations, along with realignment, widening, and overlaying of existing streets, will 

achieve improved traffic circulation and flow for the municipality as applicable, or county and pass-

through traffic. Traffic control and circulation in the redevelopment area will utilize electronic 

signalization and will provide optimum access to existing and proposed off-street parking. This 

Redevelopment Plan will be implemented so as to efficiently integrate traffic circulation flow into 

the general circulation patterns of the community. 

 

6.  Off Street Parking and Loading 
 

For the purposes of Tax Increment Financing projects in the City of Bay St. Louis, this 

Redevelopment Plan conforms to the City’s Official Zoning Ordinance, other codes, and State and 

Federal ordinances wherein off-street parking, loading and unloading space requirements shall be 

regulated and controlled. 

 

 

7.  Minimum Requirements 

 

For the purposes of this Redevelopment Plan, regulations referred to shall be interpreted and 

applied as minimum requirements. Whenever the requirements of these regulations are at variance 

with the requirements of any other lawfully adopted rules, regulations, ordinances, deed restrictions 

or covenants, the most restrictive or that imposing the higher standards shall govern. 

 

8.  Waiver 

 

Any requirement or condition contained in this Redevelopment Plan may, upon request; and for 

good cause shown, be waived or modified by the City to the extent permissible under law. 
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Section 10 – The Acquisition of Real Property 
 

1. Procedures 

 

This Redevelopment Plan requires that all property acquisitions by the City of Bay St. Louis 

Mississippi shall be made in accordance with Title 21, Chapter 45, of the Mississippi Code of 1972. 

Discrimination of any kind shall be prohibited. Race, color, creed, national origin, age, and sex 

shall in no way affect any aspect of the land acquisition process. 

 

2. Property to Be Acquired 

 

Under the provisions of this Redevelopment Plan, the City of Bay St. Louis’s Mayor and City 

Council may, at its discretion, acquire real property (as defined in the act) for needed public 

facilities within the redevelopment area. 

 

Where necessary to eliminate unhealthy, unsanitary, or unsafe conditions, lessen density, eliminate 

obsolete, or other uses detrimental to the public welfare, or otherwise to remove or prevent the 

spread of blight or deterioration; the City may, from time to time in its discretion, acquire mortgages 

made to finance costs of  (1) acquiring real property, (2) demolishing and removing buildings and 

improvements, and (3) constructing improvements in the redevelopment area in accordance with 

this Redevelopment Plan. 
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Section 11 – General Intent 
 
As related to land uses, improved mobility, public transportation, public utilities, recreational and 

community facilities, and other public improvements, the objectives and purposes of the Tax Increment 

Financing Redevelopment Plan is interrelated with the overall planning policies of the City of Bay St. 

Louis. 

 

The Redevelopment Plan seeks to encourage redevelopment for capital investment that will increase the 

tax-base, increase retail sales tax rebates, and increase job opportunities in the community.  

 

The Redevelopment Plan seeks to encourage revitalization of the redevelopment area by inducing new 

developments and redevelopment. Public facilities and services will be improved and properly 

maintained as a result of implementation of this Redevelopment Plan. 
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Section 12 – Redevelopment Plan Amendments 
 

This Redevelopment Plan may be modified by the Governing Body of the City of Bay St. Louis in 

accordance with the provisions of Title 21, Chapter 45, Mississippi; Code of 1972, as amended. 
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Exhibit I 
Tax Increment Financing Plan 

 

A. The Tax Increment Financing Plan is a financial tool for the implementation of the Redevelopment 

Plan objectives and purposes. The Tax Increment Financing Plan for a redevelopment project 

requires the following: 

 

 I. Redevelopment Project Description 

 

  a. Location, legal description, environmental characteristics and zoning 

  b. Building type and proposed use(s) 

 

 II. Developer(s) Information 

 

  a. Name(s) and/or entity name 

  b. Address: Local and out-of-state 

  c. Tax identification number 

  d. Local contractors or agents 

 

 III. Economic Development Impact Description 

 

  a. Job creation – permanent and temporary 

  b. Financial benefit to the community 

 

 IV. A Statement of the Objectives for the Tax Increment Financing Plan 

 

  a. Construction of Improvements: 

New improvements shall be constructed for uses in accordance with the 

Redevelopment Plan on vacant or cleared property within the redevelopment area. 

Such construction shall be in accordance with the requirements of the City’s 

building and related codes as in force and effect from time to time. 

 

  b. Redevelopment: 

 Property held by the City of Bay St. Louis may be disposed of in favor of private 

parties for development or redevelopment in accordance with the provisions of this 

Redevelopment Plan and applicable law. 

 

  c. Consolidation of Title: 

 In order to eliminate diverse patterns of ownership that prevent or restrict 

development of large tracts of land, in the event that the City determines that 

optimum utilization of a particular tract of land cannot be attained because of 

diversity of ownership and that action by the City is likely to enhance the 

possibility of development of such tract, the Governing Body of the City, shall take 

such actions as it determines to be desirable to consolidate title to such tract of 

land. 

 

 V. A statement indicating the need and proposed use of the Tax Increment Financing Plan in 

relationship to the Redevelopment Plan. 
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 VI. A statement containing the cost estimates of the redevelopment project and the projected 

sources of revenue to be used to meet the costs including estimates of tax increments and 

the total amount of indebtedness to be incurred. 

  

 VII. A list of all real property to be included in the Tax Increment Financing Plan. 

 

 VIII. The duration of the Tax Increment Financing Plan’s existence. 

 

 IX. A statement of estimated impact of the Tax Increment Financing Plan upon the revenues 

of all taxing jurisdictions in which a redevelopment project is located. 

 

 X. The Governing Body shall by resolution, from time to time, determine (i) the division of 

ad valorem tax receipts, if any, that may be used to pay for the cost of all or any part of a 

redevelopment project, (ii) the duration of time in which such taxes may be used for such 

purposes, (iii) if the City’s Mayor and City Council shall issue bonds for such 

redevelopment project, and (iv) such other restrictions, rules and regulations as in the sole 

discretion of the Governing Body of the City shall be necessary in order to promote and 

protect the public interest. 
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Exhibit II 
The Tax Increment Financing Act 

 

• Tax Increment Financing is a legal, constitutionally accepted financing mechanism to accomplish 

DEVELOPMENT and REDEVELOPMENT of municipalities and counties throughout the State 

of Mississippi. The Tax Increment Financing Act was adopted by the Mississippi Legislature in 

1986 and can be found at Sections 21-45-1 et seq., in the Mississippi Code of 1972, as amended.  

(Attached as Exhibit I) 

 

• Over thirty (30) states have adopted Tax Increment Financing Laws ("TIF"), the first of which was 

adopted in 1969. 

 

• TIF is a tool that can be used to induce or encourage major economic development in Mississippi 

cities and counties. A municipality and county can undertake joint TIF projects, under the Regional 

Economic Development Act (REDA) as amended.  Attached as Exhibit V herein. 

 

• Cities and counties everywhere have used the Economic Development Administration, Community 

Development Block Grants, Special Assessments, and Industrial Revenue Bond programs to 

encourage economic development. TIF is one more method that should be used. 

 

• The City of Bay St. Louis will use TIF to expand and complement aggressive economic 

development policies.  The program is a local program that can be accessed, and used through the 

City’s own initiative.  Federal and state governmental approvals are not required. 

 

• Tax Increment Bonds, notes, or other similar debt obligations are issued by the City to construct 

improvements that will induce development activity, and the City pledges all or part of the increase 

in ad valorem taxes generated on assessment of the real and/or personal property constituting the 

project to retire the bonds. The municipality may elect to pledge increases in retail sales tax rebates 

generated by the project and received from the State to service TIF bonds. 

 

• In most cases, Tax Increment Financing is used to construct public infrastructure improvements 

(i.e., roads, utilities, drainage, parking, etc.) even though it can be used for other purposes. 

 

• Bonds are issued by the City to construct the improvements, and increased ad valorem taxes 

generated on assessment of the real and/or personal property constituting the project can be used to 

retire the bonds. The municipalities may elect to pledge sales tax rebate increases generated by the 

project and received by the State to service the TIF debt. 

 

• School taxes will not be used to retire the bonds. The schools can use those funds in their normal 

operations. 

 

• There is NO financial obligation on the part of the county or the municipality if Tax Increment 

Financing Revenue Bonds, notes or other similar debt instruments are issued, other than the pledge 

of the increase in ad valorem tax revenues on real and personal property and/or sales tax rebates 

received from the State if applicable. The law emphatically states that the TIF bonds are secured 

solely by increases in ad valorem tax revenues, and/or rebated sales taxes received from the State, 

and are NOT general obligations secured by the full faith, credit, and taxing power of the City, or 

the County. 
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Exhibit III 
The Tax Increment Financing Process 

 
 

Tax Increment Financing Redevelopment Plan 

 

• Preparation of a Tax Increment Financing Redevelopment Plan designating all, or part of the City 

"a redevelopment project area" 

 

• Adoption of a Resolution by the City of Bay St. Louis’s Mayor and City Council (the “Governing 

Body”) determining the necessity for Tax Increment Financing and setting a public hearing in 

connection with the Redevelopment Plan 

 

• Publication of a Notice of Public Hearing 

 

• Conduct a Public Hearing at which time the Redevelopment Plan and related matters are presented 

to the public, and citizens are given an opportunity to comment 

 

• Passage of a Resolution adopting and authorizing the Tax Increment Financing Redevelopment 

Plan 

 

Tax Increment Financing Plan 

 

• Preparation of a Tax Increment Financing Plan for a specific economic development project 

 

• Adopting a resolution acknowledging the availability of the Plan, identifying the specific project, 

the proposed use of the funds from Tax Increment Financing, and other matters. The Resolution 

sets a Public Hearing 

 

• The City’s Mayor and City Council conducts a Public Hearing at which time the Tax Increment 

Financing Plan is presented to the public and citizens are given an opportunity to comment 

 

• The Governing Body of the City of Bay St. Louis vote in favor of the passage of a resolution to 

adopt and authorize the Tax Increment Financing Plan 

 

• Bond Counsel (Attorney) proceeds with the bond issue process 
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Exhibit IV 
 

Summary Reference of the Tax increment Financing - Mississippi code, 
21 - 45 as amended  
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Exhibit V 
 

Summary Reference of the Regional Economic Development Act 
(REDA) Mississippi code 57 - 64 as amended 
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REGIONAL ECONOMIC 

DEVELOPMENT ACT 

 
MISSISSIPPI CODE OF 1972  

As Amended  

 

Index for Chapter 064 of Title 57 

57-64-1.  Short title.  

57-64-3.  Declaration of public policy.  

57-64-5.  Purpose.  

57-64-7.  Definitions.  

57-64-9.  Certificate of public convenience and necessity.  

57-64-11.  Issuance of bonds.  

57-64-13.  Joint exercise of power and authority by local governments.  

57-64-15.  Powers with regard to issuance of bonds.  

57-64-17.  Promulgation of rules and regulations.  

57-64-19.  Intergovernmental cooperation and coordination 

57-64-21.  Agreements under this chapter to include certain provisions.  

57-64-23.  Agreements under this chapter to be approved by certain officers; agreements to be filed.  

57-64-25.  Applicability of existing laws.  

57-64-27.  Powers and authorities granted by this chapter additional and supplemental to existing powers; chapter does not authorize alliances to provide utility service other than water and sewage; chapter not a limitation on local authority to 

proceed with a project utilizing methods not included in this chapter.  

57-64-29.  Authority of member of regional economic development alliance to negotiate purchase option for real property; preliminary engineering, environmental and related studies; costs.  

57-64-31.  Eminent domain.  

57-64-33.  Repealed.  

 

 

 

 

http://www.mscode.com/free/statutes/57/064/0001.htm
http://www.mscode.com/free/statutes/57/064/0003.htm
http://www.mscode.com/free/statutes/57/064/0005.htm
http://www.mscode.com/free/statutes/57/064/0007.htm
http://www.mscode.com/free/statutes/57/064/0009.htm
http://www.mscode.com/free/statutes/57/064/0011.htm
http://www.mscode.com/free/statutes/57/064/0013.htm
http://www.mscode.com/free/statutes/57/064/0015.htm
http://www.mscode.com/free/statutes/57/064/0017.htm
http://www.mscode.com/free/statutes/57/064/0019.htm
http://www.mscode.com/free/statutes/57/064/0021.htm
http://www.mscode.com/free/statutes/57/064/0023.htm
http://www.mscode.com/free/statutes/57/064/0025.htm
http://www.mscode.com/free/statutes/57/064/0027.htm
http://www.mscode.com/free/statutes/57/064/0029.htm
http://www.mscode.com/free/statutes/57/064/0031.htm
http://www.mscode.com/free/statutes/57/064/0033.htm
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Exhibit VI 
 

Legal Description, and Boundary Map of City of Bay St. Louis, 
Mississippi 

 
 
 
 

 

 

 


