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eSoto County is poised to emerge as an economic leader in the Mid South 
as it enters a “new era of discovery.”  With the construction of a critical 
portion of the I-69/I-269 International Trade Corridor directly through 
the center of the county, DeSoto will be linked to the larger I-69 corridor 

spanning the entire United States from Mexico to Canada.  This major international 
transportation link puts DeSoto County squarely in the middle of growth that is 
likely to last for several generations.  Remarkably, most of the new interstate, and all 
of the planned DeSoto County interchanges, will be constructed along land that is 
virtually undeveloped.  This creates opportunity to shape the future, harness market 
forces, and capitalize on economic prosperity to benefi t the county and individual 
property owners. 

While this growth marks an exciting time for the county, not all growth guaran-
tees prosperity.  The cost of providing services and infrastructure can be greater than 
generated revenues, creating increased tax burdens on residents and businesses and 
potential reductions in levels-of-service.  These potential unfavorable consequences 
of growth not only create challenges for the county and local governments, but can 
also negatively impact the quality of life enjoyed by county residents.  The Steward-
ship Plan aims to plan for this potential growth through strategies to minimize the 
possible negative impacts associated with growth and to maximize the prosperity to 
be gained through growth.  

The Stewardship Plan is comprised of six elements to guide the future of the cor-
ridor.  While separate, these elements relate to and build upon one another to set the 
stage for ongoing planning and guide the future of the corridor.  

• PaP rt OOnne: The e Corridoror Compass includes summaries of the background 
reports prepared in the early phases of the plan (People and the Market 
and The Built and Natural Environment) and focuses on the development 
of and explanation of the plan vision and guiding principles used to guide 
the remainder of the process and following plan elements.  The background 
information presented in the following sections was adapted from The Cor-
ridor Compass.  

• Part Twowo: The Straatetegig c Plan builds upon the guiding principles presented 
in The Corridor Compass by providing policy guidance, strategic recom-
mendations, and implementation tools for the stewardship of the corridor. 



• PPart Three: The Deveelol pmennt 
Framewororkk PlPlana  focuses on the 
physical development of the cor-
ridor, providing geographically 
specifi c recommendations for 
future development.

• Partt Four: Placetypee Guidedeliness 
provides recommendations for 
future development to promote 
quality development and char-
acter preservation.  

• Partt Five:: PPubublil c Faccilitiess Plaan-
ninng Guiuide includes recommen-
dations to identify future needs 
for public facilities and their lo-
cational requirements. 

• Parrt Sixx: Implemmentattion GGuidde
builds upon the implementa-
tion tools listed in The Strategic 
Plan by providing description of 
tools and identifying the county 
agency responsible for initiating 
those actions. 

TTHE STTUDY AREA

The Stewardship Plan focuses on the 
geographic area within two miles north 
and south of the I-69/I-269 highway 
alignment for the width of DeSoto Coun-
ty, encompassing approximately 120 
square miles.  In the western half of the 
study area, the new interstate highway is 
complete, although development has not 
yet begun along it or at its interchanges.  
In the eastern half of the study area, the 
interstate is not yet under construction; 
however, right-of-way is being acquired.  

The study area features many 
strengths in terms of the built and natu-
ral environment.  There is abundant de-
velopable land throughout the corridor, 
intermixed with many signifi cant natu-
ral resources, a good water supply, good 
regional transportation access, and good 
infrastructure framework for develop-
ment.  The characteristics that contribute 
to an environment well-poised to accom-
modate new development also feature a 
high quality of life that residents value.  
However, as a rural area, existing infra-
structure and community services are 
limited and the many natural resources 
and valued agricultural land could be 
threatened by new growth and develop-
ment.   

EXISTINNG CONDITIONS 
Buuilt and Natural Environmennt.t  As a 

rural, relatively undeveloped corridor, a 
small percentage of the land area is de-
veloped.  This land is focused around 
the city of Hernando and along I-55.  The 
majority of the remaining land area is 
comprised of cropland and pastures and 
forest and other natural cover.   

These low-levels of development 
throughout much of the study area de-
mand low-levels of service, contributing 
to a road network comprised mainly of 
a series of rural arterial roads that inter-
sect the existing and planned highway at 
interchanges, and limited utility service 
- or utility services provided by a multi-
tude of agencies due to the study area’s 
location on the fringe of various incorpo-
rated and service areas.  While this is not 
unexpected in rural and developing ar-
eas, it creates both a planning challenge 
and opportunity that is addressed within 
the Stewardship Plan.  

The extensive amount of developable 
land creates an opportunity for the area 
to accommodate the potential growth; 
however the valuable natural and ag-
ricultural resources in the area present 
the challenge of preserving area assets 
as growth occurs.  Likewise, the current 
road network presents opportunities for 
expansion and fi lling-in between inter-
changes to provide bett er accessibility 
and mobility throughout the area.  How-
ever, the lack of east-west connections 
and transportation options presents the 
challenge of planning for future trans-
portation needs and providing infra-
structure in advance of demand, and 
incorporating transportation options in 
a relatively undeveloped area to accom-
modate these future needs.  The strate-
gies and recommendations of the Stew-
ardship Plan, as discussed in the latt er 
sections of this document, aim to strike 
balance among these many opportuni-
ties and challenges as the area develops. 

Thhe People and the Market.  As one 
of the fastest growing counties in the 
United States, DeSoto County, and in MMapp 11: Sttuuddy AAreea
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particular the I-69/I-269 Corridor, are an-
ticipated to experience high demand for 
new housing and jobs through at least 
the next several decades.  An overall 
high quality of life, created in part by the 
high-quality K-12 schools, access to rural 
and natural areas, and relatively low tax 
rates in the area, is making the county 
one of the most att ractive places to live 
in the Memphis region, and as a result, 
is att racting a notable share of the in-re-
gion migration.   However, a signifi cant 
number of county residents are traveling 
outside of the county for employment on 
a daily basis, suggesting that the county 
is currently an att ractive place to live, but 
has not yet struck a jobs-to-housing bal-
ance as many residents are commuting to  
higher paying jobs in other jurisdictions.  
County leadership has recognized this as 
a major concern, because a balanced lo-
cal economy depends on a good balance 
of employment and residences.  Thus, 
the strategies and recommendations of 
the Stewardship Plan aim to eff ectively 
boost the local economy while maintain-
ing those quality of life indicators which 
att ract new residents to the area.   

2010 2015 2020 2025
Memphis MSA 1,316,100 1,329,379 1,353,457 1,401,079

Fayette Co. 38,414 47,925 54,051 51,901

DeSoto Co. 161,252 196,459 219,151 240,491

MMemmphis MSSA PPopuulation Prrojecttions

Reeggional CCommmutinng Treends

MMaap 2: Arreaa Innfrrasstruccture



he Corridor Compass was drafted after the fi rst eight months of the pro-
cess to create a vision and set of guiding principles embodying that vi-
sion, to guide the remainder of the planning process and the other fi ve 
plan elements.  At the time of drafting the document, the planning team 

had conducted extensive research and analysis on the forces and trends within the 
region, as well as those impacting the region, engaged and gained the input of area 
stakeholders, residents, and local government offi  cials, and studied the develop-
ment trends and practices of other communities (included in the Lessons Learned 
Background Report).  This process provided a solid foundation of base information 
and an understanding of existing conditions and area trends, but, most importantly,  
it established the local values, which allowed the development of community-cen-
tric guiding principles.  

The general vision for the corridor is expressed through 10 guiding principles.  
These principles serve as a working framework for planning.  Immediately, they set 
the tone for the remainder of the process and the other fi ve elements.  In the longer 
term, these principles will serve as the “compass” for ongoing planning in the area.  

1. Estabblishingng Leadedership forr ththee 211stst CCentury EEcconomymy.  The Stewardship  
Plan sets the stage for DeSoto County to lead the eff ort to enhance and fa-
cilitate compatible, sustainable, livable, quality places through positive aes-
thetics and economic development specifi c to the I-69/I-269 international 
trade corridor.  

2. EsE tablisishih ng a RRececognizable Brand.  The plan sets the foundation for a rec-
ognizable brand for DeSoto County and the I-69/I-269 corridor, to sustain 
economic development, and a community identity.  

3. CrC eatingg aa Balancedd CoC mmunity.  The plan promotes a balance of mutu-
ally supportive uses, ranging from denser mixed use to rural preservation.   
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GG R E AA T  P L AA C E S

Making great places is a guiding principle 
of the Stewardship Plan, and strongly cor-
relates to the idea of high-quality develop-
ment refl ected throughout many of the 
principles.  To create great places and 
high-quality development, the following 
characteristics of great places should be 
considered in future planning:

• Focused and geographically defi ned 
communities with a mix of land uses.

• Services to meet daily needs and pro-
vide activity.

• A range of housing opportunities and 
choices.

• Connected and walkable areas.

• Convenient transportation options for 
all types of users.

• Streets that are safely used by pedestri-
ans, bicyclists, and automobiles.

• Visually attractive community design 
and unique character. 

• Stewardship of environmental features 
and natural resources. 

• Community interaction and engage-
ment. 

• Safe, welcoming, and accommodating 
communities. 

• Opportunities for economic growth and 
prosperity. 

• Offer a range of places and environ-
ments from rural and suburban neigh-
borhoods to activity centers.  

GGuiddingg Priincippless | 5

4. Makiking Great Placees.s.  The plan promotes the maintenance of livable com-
munities by preserving rural and small town qualities of life, and organizing 
new development around a network of high-quality neighborhoods, mixed 
use activity centers, and multi-modal travel corridors.  

55. Accoununting for Fleexixibbility and Adaptability inin the Plan.  The plan estab-
lishes an integrative and fl exible framework to yield or enhance sustainable 
communities along the I-69/I-269 corridor.  

6. AAllowingg ffor Housingg CChohoices.  The plan promotes a range of high-quality 
housing choices to meet demographic needs of the 21st Century.  

7.. Accommmodatinngg a Range of Transportation Modedes.  The plan includes a 
range of transportation options including pedestrian, bicycle, vehicular, and 
other people movers.  

8. Coontinuedd Fiscal RResponsibility.  The plan encourages patt erns and mixes 
of uses that produce positive fi scal benefi ts to local governments.  

9. CCollaboorating wwith Publilic and Private Paartr ners.  The plan establishes strat-
egies for collaborative eff orts among government jurisdictions, semi-public 
agencies, and private companies and organizations.  

10. Balanncing LLocal Vaalues.  The plan embodies local values and recognizes 
that planning for a desired future quality of life must be balanced with the 
protection of private property rights. 



he Strategic Plan presents overall policy guidance and strategic goals for the 
stewardship of the I-69/I-269 corridor that were crafted in direct response 
to the guiding principles of the Corridor Compass.  The strategic goals and 
recommendations presented in this portion of the plan are supported by 

additional recommendations in the Development Framework Plan, the Placetype 
Guidelines, the Public Facility Planning Guide, and the Implementation Guide.  The 
strategies are presented and discussed in the framework of four topical areas:

• Economic Development & Job Creation

• Infrastructure & Facilities

• Community Character & Land Use

• Public Health, Safety, & Welfare

ECONOMIC DDEVEELLOOPMEENNTT & JOB CREATION   
Strategic goals for economic development and job creation include targets for 

the att raction and retention of high-paying, job-creating businesses.  These goals are 
related to economic development eff orts, marketing eff orts, and site preparation ef-
forts for prime locations to att ract companies to the area.  These goals are strongly 
supported through the sector plan recommendations in the Development Frame-
work Plan and the Placetype Guidelines.  The goals for economic development and 
job creation include:

1. CConntinuue cooordiinatiion oof jobb force deeveloopment bbetwweenn locala  buusinness-
ees annd edud caationnal iinsn tittutionons. 

22. MMainntainn andd inccrer assee the e ququality ofof llife ththrouugh rresppoonsiibble ddeveelop-
mment ppractcticess to attatt racctt pep oplel  and bususininessses thhat ccaan hhelp groww the
ecoonommy.  

3. EsE tabblishh joj int t ece onomomic develelopopmement agreeemments s wwithh sservivice pprroviders
annd ottheh r jujurisddicictit ons ininclcludu ing g loocacall icities aannd neieighboboringg jurisdic-
tionns.s  
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4. Provide adeqquauatte public c fafacicililititieses, ininclclududing schohoolols, roads, and utilities 
to supportt ssiignifi cacantnt economic grg owth and ddevevele opmementn .  

5. Mainntatain aaggricultutural producuctitionon aass ana  imporrtatantn  parart t of ttheh  local econ-
ommyy.

6. CCreatete a loocal bbuusinesesss iincubator and suppporort syststeme  thahat enncourraga es en-
treppreneeurial l enteerrprises.s.  

7.. Iddentiiffy taargeteted eccoonommicic developmentnt sitess withh goood accccesss andd high
vivisibibilityy,, reseerve  tthemm for eecconomiic c ded velolopmmene t, aand ppreppare themm for 
ddeveelopmmentt withth utitilityy,, ttranspsporortationn, , andd commmuunicaationns infnfrasttruc-
tture to crreatee “deevelolopmment rready” ssiti es iin thhee coorrridoor/coounttyy.

8.8  PProvvide suppport t andd inceentivve e packagages ffoor buusinness sstartt-upss andd invvest-
mmentnt in tthe ccorrididor tto attttrract ininteterrnatioonnal anand gglobaal buusineessess. 

9.9. CrCreatete an ene haancedd regioional, n tatiional, or r gglobbaal brarandining anand mmarkketing 
strarategygy forr the ccorriidodor andd cocoununtyty ttoo att racctt inveestorss. 

10. MaM inntainn tthe ppoto entitiala  for a rriviverer pporortt facilityty iin thhee corrriidorr/c/counnty. 

INFRASTRUCTURE & FACILITIESS 
Strategic goals for infrastructure, facilities, and services include targets for the 

expansion and maintenance of these systems in the corridor.  Topics addressed 
under this category include provision of transportation, utility, and telecommu-
nications infrastructure, and facility goals for county provided services including 
schools, libraries, parks, and others.  These goals are strongly supported through 
the sector plan recommendations in the Development Framework Plan and the Pla-
cetype Guidelines.  The goals for infrastructure and facilities include:

11. CoCoordidinatee amoonng agegenncies responsiblblee for ututility and ini fraastruccture
imimprroovemments tto innccorporatatee commmununicatioon,n  powwer, waw ter,r, sewwer, ana d 
trannssporrttationn intoo the sasame easements aandn  burury uttili itiees s to rreducce exxca-
vatition aand rreepavviing cocosts. 

2. Preeparee a ccomppreheensivve planan andnd/o/or coooro dinnatedd lannd uuse annd faacilitty 
plans tto ennsuree thatat thee locatation of grorowthh is coonsiistent ammong agennciess.  

3. Prrepe arre a llong--rangge faacility y plp an, fi fi ve-yyeear ccapitatal immproovemment pplanns,
andd annnuall capiital bbudgeetst  bas ded on growowth pprojeectionns annd cuurrennt lannd 
usee or ccomo prprehennsivee pplanss tto anticiipapate fututure ddemaand ffoor faacilitiies. 

4. EnE coouragge e devvelopmment papatt tterns thaat t aare effiffi  cient t in thheir ddemaands for
innfrasstrt uctuture annd pubublil c facilities and adodopted rregulaationss to alallow w and 
proomottee effi  cicient foformr s off ddevevelelopopmementnt.  

5. PrP eparare a fi fi scal iimpmpact assesessssmementnt ooff pprojectedd ggrowthth andd evaluuate ser-
vivicec  feee sstructutures andd tatax rates in accordancncee with tthehe assseessmenent results.

6. Identitifyfy levelel-of-servrvicice targets and operatiningg capaciitities of exexisting facili-
ties andd uuse thesese to projectt fufututurere ddemands. 

7. Facilitate servivicece delivery agreementts to coordinanatte service delivery be-
tween service distriictctss ana d providers; coooordrdiinate these eff orts with the



eeconoomicc ddeveleloopmeentnt agreements or strattegegies. 

8. Ussee utilility aand fafacilityty expannsisionon sstrtrata egicalally to o targgete  ecoonommic grgrowth
arreas aand ggeneerrate aaddittioional revenue toto off seet the e costst of pprovvidi ing g ser-
vvice aand uutilitties tto hiiggh dememand resisided ntiaial deevev lopmp enent. 

99. EEstaabblishh a ddevellopmment t reviieew andd iimpaact asssessssmeentn  prrocesss foor deevel-
oopmmentss of counnty ssigniifi cannce (DoCCS) wwhichh aree nonn-coonforrminng too the 
ootheer reccommmenndatiions of tthhis plann or oof fututuree utillity oor faacilitty pllans 
bbut mmay conttribuute too the e geg nerarall ggood oof thee couuntyy.

COMMMUUNITY CCHHAARACTER && LLAANNDD UUSE

Strategic goals for community character and land use include targets for the 
physical design and character of the natural and built environment in the corridor.  
Community character topics address the desire to maintain existing character of the 
established community, providing a range of community options from rural to ur-
ban and everything in-between, and the transportation functions and characteristics 
appropriate for the community, as well as consideration for open spaces and alterna-
tive energy production (solar, wind).  These goals are strongly supported through 
the sector plan recommendations in the Development Framework Plan and the Pla-
cetype Guidelines.  The goals for community character and land use include:

11. Enccouraggee develoopment prp acactiticeces anand d pap tt erns tthah t willll reducce e the lolong-
terrm potteential ffoor road cocongestion and schchooo l overrcrc owdiing, annd d increease
ututility aand infrfrastrucctuture provision where neee ded. 

2. IIdentiify loccaationss with inntrtrinsic natuuraral, histoorir c, or r culturural valalue thahat 
shoulld be cconserrvved or ppreserved from dedevelopmment. 

3. Preppare annd addopt ann updatteded commprp ehennsis ve plal n annd/or coorddinatedd
landd use aand faacility pplans tto ensure thhat thee locatiion off growwth is cconsis--
tentt amonng ageencies.. 

4. Idenntify kkey loocationns to aaccommodatee econnomic devellopmeent annd job--
creaating laand ususes, annd estaablb ish land uuse pololicies aand sttandarrds to facili--
tate ttheir ddeveloopmennt as suchch. 

5. Engageg  in ini terggovo ernmmental (joint city y aand couunty) pplannining foor areaas
wiw thinn targeeted annnen xationn areas of thee cities to o encouurage a a develolopmennt 
ppatt ernn that wworks oon a countyt wiwidede basis whihile meeeting thhe goaals of ththe 
loocal juurir sdictiiono s.  

66. Eduucate thhe publlicic and land d owownenersrs aabbout alternnative deeveloppmment foorms
not ccurrentltly y being eme ployed in DeSoto Couunnty.  

7. Preparee and addopo t modernnizizeded aandnd uupdpdated develeloopmentt standarards thaat 
arare fl exibblel  and allllowo  for new-to-the-county forrmms of devevelopmenent, set eex-
peectc ations ffor developopmem nt, and facilitate aann effi  cient anand easy tto naviggate
deveelol pment t prp ocess. 
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PUBLICC HHEALTHH, SSAFETY, && WWEELFARE

Strategic goals for public health, safety, and welfare will include targets for the 
creation of an environment where the essential needs of the people are met and 
an underlying goal of a high quality-of-life is pursued.   The topics addressed 
in this category will cover public safety services, access to exercise and healthy 
environments, air quality, water quality, energy conservation and effi  ciency 
practices, and education.  These goals are strongly supported through the sector 
plan recommendations in the Development Framework Plan and the Placetype 
Guidelines.  The goals for public health, safety, and welfare include:

1.. Estaabblish a llocal roadad network and distributioionn of saffete y servvici e faciilities
throroughouut the coounty/corrididoror tthahatt alallows for aalternatitivev  rouutet s andd ad-
eqquate rreesponssee times asas local populatioionsn  grow ana d traffiaffi  c inccreasess on
loocal strreets. 

2. EEstabllish taarrgetedd future lelevels-of-servrvici es (LOOS)S  andd prepaare cappital ffa-a
cilityy planss for shheriff , fi fi re protection, andnd EMS wwhichh correespondd to ann-
ticipapated ggrowthh trenddss. 

3. Estaablish a straategy tto evollve the prooviv sion of saffety seervicees in aa moree 
urbaanizedd enviironmment ass the corridor develoops ovver thee comiing deecadess
- traansitiooning from a primmarily low deensityy rural commmunity to aa moree
deveelopedd areaa. 

4. Idenntify aand prromotee devellopopmentt patt ernns and d practtices tthat suupportt
wateer and aia r quuality mmanagement.  

5. Promoote deevev lopmment formrms that provividde safe pedeststrian aand veehiculaar
aaccess tto recrreae tionn aand other ccomommmunity ameennities llike grroocerieess, healtlth 
seervicess, and scschools ana d allow for convenieennt dailyy exercisise andd accesss to 
heealthy fof od chohoices.  

6.6. Encoourage ene ergy eeffi ffi  cient development and bbuilding g ppracticeces. 



hee Devveloppmennt Frramewwork Plan addrdressess the geographically specifi c 
recommendations of the Stewardship Plan and is comprised of two major 
components: the overall Development Framework Plan which identifi es 
the systems and infrastructure around which development will occur (built 

and natural) and the various sectors of the corridor where development pressures 
are anticipated to have diff erent characteristics and infl uences.   The development 
framework includes: existing and planned sanitary sewer and potable water infra-
structure, existing and planned roads, railroads, airports, rivers, and bike and pe-
destrian corridors, existing development patt erns, and future values and abilities 
of generations of residents and employers.  This framework is supported by the
Placetype Guidelines that guide the design and form of new development. 

The Development Framework Map on the following page illustrates where these 
framework elements intersect, and what development focuses can be in each sector 
of the corridor.  The Development Framework Plan is supported by fi ve sector plans 
which relate to appropriate development forms (placetypes) described in the Pla-
cetype Guidelines, described on the back of the Development Framework Map.  The 
sectors of the Development Framework plan include:

• Delta

• Newtown West

• Hernando/I-55

• Eastern Corridor

• River Corridors

TT HH EE  PP L AA CC EE TTT YY P EE SS
The following placetypes were cre-
ated for the Stewardship Plan, and 
their district, site and building charac-
teristics are detailed and illustrated in 
the Placetype Guidelines. 

• Natural Landscapes
• Farmland
• Rural Residential
• Village
• Conservation Subdivision
• Traditional Neighborhood
• Suburban Neighborhood
• Multi-Family Residential 
• Neighborhood Commercial
• Hamlet
• Mixed Use Business/Town 

Center
• Interstate Highway
• Special Districts/Campus 
• Corridor Commercial 
• Industrial

10 || Deevelopmmennt Frramewoork && Placettypees
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 DECRUA Facilities Plan
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ECONOMIC DEVELOPMENT & JOB CREATION 
Identify agricultural related industries and 
businesses that can be built in the area.
Identify and encourage business development 
along the old Highway 61 corridor.
Reserve future potential for development of a port 
and/or significant industrial developments. 

INFRASTRUCTURE & FACILITIES 
Maintain adequate road capacity for agricultural 
support industry and production.
Employ access management along Highway 61.
Identify a strategy for future development of a 
port, industry, and infrastructure.
Target sewer and water services near Highway 61.
Conduct a DoCS review to assess benefits/impacts 
of large-scale developments.

COMMUNITY CHARACTER & LAND USE 
Retain agriculturally active farmland. 
Focus commercial and industrial development along 
Highway 61 where utilities will be or are available.
Allow low and moderate density residential 
development with rural character in villages.
Allow new towns with higher densities and support uses 
under the DoCS review process when a sufficient 
infrastructure network can be established.

PUBLIC SAFETY, HEALTH, & WELFARE 
Observe FEMA and other floodplain management and 
development guidelines in areas with flood potential.
Utilize access management standards and land use 
plans to maintain safe travel conditions. 
Encourage local and energy efficient food production 
and consumption.

ECONOMIC DEVELOPMENT & JOB CREATION 
Encourage town center style mixed use around 
the Fogg Road interchange.
Encourage mixed use industrial, office, and 
business districts at Star Landing Road and 301.
Encourage the development of neighborhood 
commercial districts and hamlets.

INFRASTRUCTURE & FACILITIES 
Provide adequate public and school facilities 
to accommodate anticipated growth.
Locate fire and EMS stations in the sector. 
Use access management standards to regulate 
development form and road function on roads. 

COMMUNITY CHARACTER & LAND USE 
Promote districts of commercial development with 
internal road systems, managing access and design. 
Encourage mixed-use master planned developments. 
Encourage suburban style neighborhoods with 
support services in the northern part of the sector. 
Encourage intense land uses near the Fogg Road 
interchange, gradually decreasing intensities.

PUBLIC SAFETY, HEALTH, & WELFARE 
Encourage the incorporation of essential public 
services in mixed-use developments.
Promote development patterns concentrated on smaller 
lots in areas without tree cover or in river corridors.
Encourage the use of energy efficient design, alternative 
fuel provisions, and alternative energy sources. 

HERNANDO/I-55 SECTOR

ECONOMIC DEVELOPMENT & JOB CREATION 
Establish corporate and mixed-use business parks 
with access from US 51, and town center or regional
mixed-use at the Getwell Road interchange.
Encourage business development and infill in existing 
business districts within Hernando.

INFRASTRUCTURE & FACILITIES 
Provide adequate public facilities and school capacity 
for anticipated growth. 
Locate fire and EMS stations in the sector. 
Prepare a study of future development patterns and a 
local thoroughfare plan. 
Use access management standards to regulate 
development forms and function.

COMMUNITY CHARACTER & LAND USE 
Preserve the character and integrity of traditional 
development in Hernando. 
Encourage suburban neighborhoods with  
neighborhood and regional business districts.
Look for long-range development options for 
gravel pits and mining operations. 
Encourage the most intense and mixed-use 
development near the Getwell Road interchange.
Transition residential lot sizes.

PUBLIC SAFETY, HEALTH, & WELFARE 
Encourage the incorporation of essential public 
services in mixed-use developments. 
Encourage development patterns concentrated on smaller 
lots in areas without tree cover or in river corridors. 
Encourage the use of energy efficient design.

COMMUNITY CHARACTER & LAND USE 
Encourage compatible suburban neighborhoods as 
infill development in the northern part of the sector.
Establish regional office or research districts.
Encourage interconnected roadways in and multiple 
access points to subdivisions. 
Additional recommendations are discussed in the plan.

PUBLIC SAFETY, HEALTH, & WELFARE 
Encourage the incorporation of essential public services 
in mixed-use and large residential developments.
Promote development patterns concentrated on smaller 
lots in areas without tree cover or in river corridors.
Encourage the use of energy efficient design, alternative 
fuel provisions, and alternative energy sources. 

ECONOMIC DEVELOPMENT & JOB CREATION 
Facilitate the development of a research, medical, or 
educational campus near Highway 178 and 269. 
Encourage town center and neighborhood scale 
commercial to serve local residents.
Continue developing workforce training education. 
Identify appropriate sites near Laughter Road for 
business parks or employment zones. 

INFRASTRUCTURE & FACILITIES 
Provide adequate public facilities and school 
capacity to accommodate anticipated growth.
Locate fire and EMS stations in the sector. 
Prepare a local thoroughfare plan.
Use access management standards to regulate 
development and road function on roads. 

NEWTOWN WEST SECTOR EASTERN CORRIDOR SECTOR

DELTA SECTOR

RIVER CORRIDORS RECOMMENDATIONS

Preserve the these areas as relatively 
undeveloped or as recreation areas.
Maintain corridor connectivity.
When development occurs, promote 
the use of conservation subdivisions.



PLACETYPE GUIDELINES
As part of the planning process, placetypes were considered the “building blocks” of the envisioned future development in the community.  Each placetype represents a “snapshot” of typical 
development within the sectors.  County officials, planning staff, and other key stakeholders and agencies, are encouraged to use these guidelines when considering revisions to land use plans 
and development ordinances.  Recommended district, site, and building characteristics for each placetype are discussed in the Stewardship Plan.

NATURAL LANDSCAPES
Primary Land Use

Nature preserve
Secondary Land Use

Passive recreation
Residential Density

< 0.50 du/acre
Non-Residential Intensity

N/A
Average Scale

100 acres
Mix of Uses

2% single-family residential
95% parks/open space
3% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor
River Corridors

FARMLAND
Primary Land Use

Agriculture, silviculture,
animal husbandry

Secondary Land Use
Single-family residential,
rural commercial, industrial,
civic/institutional

Residential Density
< 0.50 du/acre

Non-Residential Intensity
< 0.10 FAR

Average Scale
500 acres

Mix of Uses
5% single-family residential
90% parks/open space
5% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor
River Corridors

RURAL RESIDENTIAL
Primary Land Use

Single-family detached
Secondary Land Use

Farming/agriculture
Residential Density

0.50 - 1.0 du/acre
Non-Residential Intensity

< 0.10 FAR
Average Scale

> 10 acres
Mix of Uses

75% single-family 
residential
10% parks/open space
15% ROW/infrastructure

Appropriate for:
Delta
Newtown West Corridor
Hernando/I-55
Eastern Corridor
River Corridors

VILLAGE
Primary Land Use

Single-family detached
Secondary Land Use

Office, commercial, civic/
institutional, industrial, 
parks, accessory residential,
attached residential

Residential Density
0.50 - 4.0 du/acre

Non-Residential Intensity
0.20 - 1.0 FAR

Average Scale
125 acres/0.25 mile radius

Mix of Uses
65% single-family residential
5% commercial/office
2.5% industrial
10% parks/open space
15% ROW/infrastructure

Appropriate for:
River Delta
Newtown West Corridor
Hernando/I-55
Eastern Corridor
River Corridors

CONSERVATION SUBDIVISION
Primary Land Use

Single-family detached, 
two-family homes

Secondary Land Use
Farming/agriculture

Residential Density
1.0 - 2.0 du/acre

Non-Residential Intensity
N/A

Average Scale
> 10 acres

Mix of Uses
25% single-family residential
70% parks/open space
5% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor
River Corridors

TRADITIONAL 
NEIGHBORHOOD
Primary Land Use

Single-family, two- and 
three-family units

Secondary Land Use
Multi-family residential,
commercial, institutional

Residential Density
3.0 - 5.0 du/acre (SF)
8.0 du/acre (MF)

Non-Residential Intensity
0.30 - 0.70 FAR

Average Scale
40+ acres/

Mix of Uses
60% single-family residential
3% multi-family residential
7% commercial and institutional
15% parks/open space
15% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor
River Corridors

SUBURBAN NEIGHBORHOOD
Primary Land Use

Single-family detached
Secondary Land Use

Multi-family residential
Residential Density

1.5 - 7.0 du/acre (SF)
12.0 - 15.0 du/acre (MF)

Non-Residential Intensity
N/A

Average Scale
60+ acres

Mix of Uses
65% single-family residential
5% multi-family residential
10% parks/open space
20% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor

MULTI-FAMILY RESIDENTIAL
Primary Land Use

Multi-family residential
Secondary Land Use

Civic/institutional
Residential Density

8.0 - 16.0 du/acre 
Non-Residential Intensity

N/A
Average Scale

10+ acres
Mix of Uses

70% multi-family
10% parks/open space
20% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor

NEIGHBORHOOD 
COMMERCIAL
Primary Land Use

Commercial/retail, office
Secondary Land Use

Civic/institutional
Residential Density

N/A
Non-Residential Intensity

0.15 - 0.30 FAR
Average Scale

15 acres maximum
Mix of Uses

50% commercial
10% office
5% civic/institutional
15% parks/open space
15% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor

HAMLET
Primary Land Use

Commercial
Secondary Land Use

Single-family residential,
civic/institutional

Residential Density
Up to 6.0 du/acre

Non-Residential Intensity
0.20 - 1.0 FAR

Average Scale
15 acres

Mix of Uses
45% single-family residential
25% commercial
10% civic/institutional
20% ROW/infrastructure

Appropriate for:
     Delta

MIXED-USE BUSINESS/
TOWN CENTER
Primary Land Use

Commercial, office, 
 multi-family residential

Secondary Land Use
Civic/institutional

Residential Density
6.0 - 12.0 du/acre 

Non-Residential Intensity
0.5 - 1.5 FAR

Average Scale
30+ acres

Mix of Uses
25% commercial
20% office
15% multi-family residential
5% civic.institutional
15% parks/open space
20% ROW/infrastructure

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor

INTERSTATE HIGHWAY
Primary Land Use

Commercial, office, 
research park

Secondary Land Use
Single-family residential, 
civic/institutional, industrial

Residential Density
6.0 - 8.0 du/acre

Non-Residential Intensity
0.20 - 1.0 FAR

Average Scale
At least 0.25 miles from highway right-of-way

Mix of Uses
mix varies by location

Appropriate for:
Areas surrounding highway 

SPECIAL DISTRICTS/CAMPUS
Primary Land Use

Educational campuses, 
office parks, industrial 
complexes, expo centers

Secondary Land Use
Commercial

Residential Density
N/A

Non-Residential Intensity
0.25 - 1.0 FAR

Average Scale
20+ acres

Mix of Uses
mix varies by primary use and function

Appropriate for:
Newtown West Corridor
Hernando/I-55
Eastern Corridor

CORRIDOR COMMERCIAL
Primary Land Use

Commercial, retail
Secondary Land Use

Office
Residential Density

N/A
Non-Residential Intensity

0.10 - 0.15 FAR (rural)
0.15 - 0.50 (suburban)

Average Scale
20 acres

Mix of Uses
retail services
hospitality services
instiutional uses
parks

Appropriate for:
Delta
Newtown West Corridor

INDUSTRIAL
Primary Land Use

Industrial, warehousing, 
manufacturing

Secondary Land Use
None

Residential Density
N/A

Non-Residential Intensity
0.10 - 0.20 FAR

Average Scale
20 acres

Mix of Uses
manufacturing and agricultural processing

Appropriate for:
Delta
Newtown West Corridor
Hernando/I-55
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The Public Facility Planning Guide provides recommendations to identify 
future needs for public facilities and their locational requirements.  The Steward-
ship Plan does not specify where and what kinds of development are appropriate 
in specifi c geographic locations, so this element does not provide specifi c location 
recommendations for future public facilities.  Rather, it lays the foundation for fu-
ture facility planning by providing level-of-service standards, locational criteria, and 
general policies for the expansion of the public facilities and services in order to ac-
commodate potential growth. The PuPublblicic Facacililititieies Plannnining GGuuide includes recom-
mendations for: 

• Transportation

• Water and Sewer

• Natural Gas

• Power 

• Wireless Communications

• Broadband Communications

• Sheriff 

• Fire/Rescue

• Schools

• Libraries

• Parks, Open Space, and Recre-
ation



TRANSPORTATION

The transportation system in the study area is framed by three major transpor-
tation routes: US 61 on the west, I-55/69 in the middle, and US 78 on the east.  The 
county should consider undertaking the following strategies to improve the effi  -
ciency of the transportation system:

1. Preeservee the ffuuture trtransportatiionon ccorridors aandn  othherer righth s-off-way to re-
duduce ffuuturree acququisisitionn cocosts.  

2. Addoopt aand mmonitotor tranansportation levells-s-ofo -serrviv ce sstanddardss to eexpand
anndd immprovve momobiliityty. 

33. DDeveelop aa moore rroobusstt streeeet networkk wwith h ini terr-connnectet d sstreetets. 

44. EEncoouraage sttreett spaacingg in fufuture grorowthh areeas. 

55. DDevvelopp connnectit vityty plaans aandn  guiddelinees. 

66. CCreatte annd addopt aa sett of acccecess managagemennt staandaarrds.

7. Addopt t a “CComplplete StS reetts”s” ppolicy y foforr publbliiclyy oowneed annd mmainttained 
streeete s. 

8. ImImplemement t tht e prprioi ritizezedd actions of thee DeDeSotoo CCounttyy Greeeenwaay Master 
Planan. 

A Diagram of Complete Street Elements - Source: Gresham Smith
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WATER AND SEWER

Sewer service in the study area is provided by the DeSoto County Regional 
Utility Authority, while water services within the county are provided by 14 certi-
fi ed, non-municipal water associations.  While these services are provided by out-
side agencies, the county can assist in and guide planning for facility expansion and 
maintenance to accommodate future growth.  The county should consider the fol-
lowing recommendations to guide water and wastewater improvements. 

1. Deeveloop a 1010-yeaear waateter supppplyly wwororkk plp an fforo  thehe couuntn y. 

22. CContiinuee the iimpplelemeenntatioonn andd imimprp ovememennt t progogramms inn the e DCRRUA 
MMastter PPlan and d conntinueue the ccono structction of wwaterr andnd sewewerr linees to 
sservve groowinng arreas of thhe couounty. 

3.3  EEstaablishh a sserviice eexpannsionn policyy tto deetermminee wheen, hhow,, whhere, and 
wwho o paysys forr exppansision oof wateterr anand sewwer sservicices. 

4.4. DDevelloperrs shohould d be resespop nsibiblle ffor funnddingg tthhe eexxpannsionn of sseweerr and 
waater lil nes s to sererve nnewe ddevevelelopopmeentnt. 

5. SeS t tatargetetede  levevel-of-f-ses rvice ststanandadardrds for waateter anndd sewwer. 

6. DeeSoS to CCountnty y shououldl  devellop procedures anandd progogramss to momonitor lev-
els-ofof-servivice of f eaeach wataterer ssupupplp y,y, wwataterer ttreatmemennt, anndd waststewater treat-
ment ffacacility fofor use byby county agencies thahatt iissue dedevelopmpment permits. 

7. Consider adodoptpting a fifi rere flfl ow ordinance anandd maintainin the standards estab-
lished for fi re prototecection fl ow.  
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The following criteria are recommended to 
guide the location of new water and sewer 
facilities. 

• Encourage new development adjacent 
to existing lines to tie into the sewer and 
water systems in the most effi cient way 
possible. 

• Gravity sewer lines are preferable, 
but sewage pumping stations may be 
needed. 

• Sewer lines should correspond to the 
natural and altered slope of the land. 

• When possible, water and sewer lines 
should follow public rights-of-way. 

• Specifi c engineering will be required for 
each system expansion.  

NATURAL GAS ANNDD ELEECCTTRRICITY

Natural gas service is provided by Mississippi Valley Gas Company and the 
City of Olive Branch.  Entergy Mississippi, Inc. provides electric services to the ma-
jority of the area, while Coahoma EPA and North Central Mississippi EPA serve the 
remainder.  When planning for future development, the county should consider the 
following recommendations to guide natural gas and electricity facilities.

1.. Enncouurage e coorrdinaattion wwiith natural gass ana d elelectrrici  utitility pprovviderrs and 
pplan ffor ffuturre neeeeds oof faccililititiies in ccono junnctionn witith emmergiging deveelop-
mmentnt dessignss. 

2. PPrommotee the joinnt planniing aand coordini atiion oof puublicc andd priivatee natuural 
ggas aand electrt ic uutiliity aggencciei s. 

33. CCoorrdinaate wwith nnaturar l gaass utility prprooviderers anndd Ennterggy to idenntifyy ma-
joor deevev loopmp enent siitet s annd d to ensure that tthhe neecessasary iinnfrasstruccturee is in 
plaace toto proovidee ggas ssere vicee ttoo susupppporortt deveelolopmmeent.

4. CoC nsstrt uctt elecctrt icityy trt ansmisissisionon aand distrtribibutioon linnes unundergrground, 
whwhenevever pposo siblble.e  

5. Ensuurer  thahat t adeqquau te acreaeagege ooff lalandnd iis availaablble foorr the eexpansion of 
electric llines aandn  facililititieies.  
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The following criteria are recommended to 
guide the location of new electrical lines and 
facilities. 

• Co-locate electric facilities wherever fea-
sible and appropriate to maximize visual 
and noise impacts to neighborhoods. 

• Avoid environmentally sensitive areas. 

• If possible, locate new facilities in areas 
of commercial or industrial land uses. 

• Provide for the appropriate screening 
and buffering of proposed facilities.   



COMMUNICATION SERVICES

Wireless communications (digital or cell phone services) and broadband ser-
vices have become increasingly important service for families and businesses.  Al-
though wireless communication services are not publicly owned utilities, these in-
demand services are becoming more diffi  cult to locate due to land use implications.  
Additionally, broadband and fi ber optics are becoming basic infrastructure require-
ments for industry.  These facilities are sparse throughout the county.  Thus, facility 
planning for future infrastructure is imperative to accommodating growth while 
meeting demanded levels-of-service.  Recommendations the county should consider 
when participating in the planning for future facilities include: 

11. EEncoouuragge thhee appppropprriate prprovisionn fof r teelel coommm uunicaationns syystemms in 
tthe ddesiggn off neww deevvelooppmennt.t. 

2. MMaiintainn ann invventoory oof tower sites andd all eexistting  teleecommmunnicattion 
ffacillitiess to ddeterrminne coo-locata ion opppportuunitiies. 

33. CCoorrdid naate wwith ada jooini ing g lol calitiess wwhen n teleecommmunnicattiion ffacillities
arre prropo ossed nnear ththe coounu ty boundary. 

4. Encocouragage prproviddere s to ssubu mit their “buiuildld-outt”” coveveragee grid d for tthe en-
tit re ccouo ntty.y  

5. Encoc uragage cooopoperattivive e eff orts bbetween the pupublic aannd ppririvatee sectors so 
that iinfn raststrur ctururee costs araree shsharareded bbetetween thehe publilic safefety and com-
merciall nen twororksk . 

6. Establish and d imimplemenentt ststana dards and d guguidideliness ffoor new building proj-
ects that would eaasese aand help expand interneett acaccess. 

vv
t
d
AA
m
pp
m
w

LOOCAATTIONN OOPPPPOORRTUNNIITIEES

The following opportunities are suggested 
and should be considered as potential 
locations of future wireless communication 
facilities as demand occurs.  

• Existing towers 

• Entergy power transmission corridor 
rights-of-way

• Buildings

• Churches

• Public Sites

The following policies should be used to de-
termine appropriate sites for future facilities. 
• Discourage towers in residentially zoned 

areas and cemeteries. 
• Encourage stealth tower design for 

towers requested in close proximity to 
residential areas. 

• Only consider new locations when co-
locating is not an option. 

SS I TT E  S E L E CC TT I OO NN 
G UU I DD E L II N E S

The following criteria are recommended to 
guide the location of new facilities.

Sheriff Services
• Identify sites with good central access 

to the local road network in the district 
they will serve. 

• Sites should accommodate approxi-
mately 10,000 square feet of operation-
al building space. 

Fire and Rescue Services
• Co-locate fi re fi ghting facilities and 

emergency medical services. 
• Locate facilities with easy access to a 

major arterial or at an intersection of 
two major arterials. 

• A site between 2 and 5 acres is ideal for 
fi re fi ghting facilities. 

• Minimize overlapping response areas.  

PUBLIC SAFETY SSEERVICCEESS

Public safety services (Sheriff  services, fi re and rescue) contribute to a safe com-
munity and desirable quality of life.  The DeSoto County Sheriff ’s Department pro-
vides Sheriff  services to the county, eradicating criminal activity and other condi-
tions that can have a detrimental impact on public safety.  Fire protection and rescue 
services are provided mostly by volunteer Fire Protection Districts, 10 of which are 
located within the county.  The county and these agencies should consider the fol-
lowing recommendations to guide the future of public safety services. 

11. EEstabblishh currrentt andd targrgetedd llevevelel-of-seervicce e staandaardr s. 

2. PPreppare longg-rannge pplanns forr operatioons, ppersoonnel, aand ccapittal faacilitties; 
ccoorrdinaate wwith oto heer lonng-ranangeg pplaannninng effff ortss in tthe ccountnty.  

33. FFire PProteectioonn Diists rictcts shououldl  coordrdininate pplannnningg actiivitiees wiwith wwater
asssociiata ionns andnd pririvav te wwater authoritieses.  
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SCHOOLS, LIBRARIES, ANDD RREECREATION 
Schools,libraries, and parks and recreation facilities contribute to the quality of 

life experienced by area residents, as well as the draw of an area for economic devel-
opment and investment.   The county and agencies overseeing these services should 
cooperate and utilize the following recommendations when planning for future fa-
cilities and operations. 

1. Estaabblisshh currrrent anand targrgeteted level-off-seservice sts andadards. 

2.. Ennsurere schhool capaaccity iiss in equilibriiumum witith thhe e exppecteed inncreaase of 
sttudeents. 

33. CCoorrdinanate tthe DDeSooto CCounntyty Schhooo l DDistriict SStrateegic Plann wiith oother 
llongg-rannge pplannningg effoorts iin the couunty.. 

44. EEstablb ishh agrreemmentsts forr co-lolocacatitionon of sschoools aand pparkk faciilitiees, orr for 
ppubllici  acccess s to reecreaation fafacilities on n schooool grrounndds. 

5. Deevelolop annd mamaintaaini  indndivividual parkk mmasteerr planans soo that t the llandd is ef-
fi ciiene tly y useded andd neededed d facilities are pprorovvided.d. 
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The following criteria are recommended to 
guide the location of new facilities. 

• Sites should be of adequate size to serve 
target geographic areas and populations.  

• Sites should be co-located with other 
education, recreation, or library facilities. 

• School sites should be selected to 
provide recreational opportunities and 
should be located within residential 
areas and away from major roadways to 
increase safety. 

• New library sites should be selected to 
expand the service area of the library 
system and be located in close proximity 
to residential areas, parks, or schools, or 
be integrated into mixed-use centers.  



The culminating piece of the Stewardship Plan is the implementation toolbox 
and recommended work program  The toolbox supports the recommendations and 
guidelines of the plan by providing additional information on the implementation 
tools and establishing a work program to guide the early years of implementation.  

RECOMMENDED IINNITIALL WWORK PROGRAM

This work program is recommended to initiate plan implementation and 
should be reviewed annually and updated or amended as needed based on cur-
rent needs and availability of resources. 

1. Prepare collaborative area plans for the Hernando and Eastern 
Corridor sectors with the county serving as a regional coordina-
tor. 
  HHighh Priorority: Short-term (Year 1)
  Leadad Aggenccyy: County Planning Commission

2. Prepare an area plan for the Newtown West and Delta sectors 
and establish interlocational agreements with the water dis-
tricts in these sectors.
  Mooded raatete Priority: Short-term
  LeL add AAgeg ncy: CCoounty Planning Commission

3. Coordinate with service providers on long-range thoroughfare 
and facility plans, and 5-year capital improvement plans.
  HiH ghg  Priiororitity:y: Should coincide with area plans
  Leadad AAgegency: County Planning Commission  

ANNUUAAL WWOORRKK PPRROOGGRAM

Planning Commission and the Board 
of Supervisors should revisit this work 
program on an annual basis to identify 
the projects that can be accommodate 
under annual budgets and departmental 
resources.  The work program is not a set 
list but rather a indicator of the projects or 
actions that could be taken to further the 
implementation of the recommendations 
of the Stewardship Plan.  

As priorities and availability of resources 
change it will be important for the Work 
Program to refl ect the attainable goals for 
the county.  
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4. Revise development standards to promote appropriate develop-
ment forms and economic development consistent with this plan.

High Prioritity:y: Short-term (Year 1)
Leadd AAgency: Board of Supervisors

5. Establish regular communications between the County Planning 
Commission and Economic Development Council to coordinate 
on development sites.

HHigh Priority: Short-term (Year 1)
Lead Agegenncies: County Planning Commission 

    Economic Development Council

6. Coordinate among agencies doing utility and infrastructure im-
provements to incorporate communication, power, water, sewer, 
and transportation facilities in the same easements and bury utili-
ties. 

HHigh Priorority: Short-term, following completion of  1 - 3
LLead AAggencies: County Planning Commission 

     Board of Supervisors

7. Update development review processes and establish special re-
view for developments of county signifi cance. 

Modderatee Priority: Secondary to establishing regulations
Leadd Agenncy: County Planning Commission staff

8. Establish a marketing and branding program for the county and 
corridor to attract and retain businesses. 
  MoM deraatet  Priority: Mid-term (Year 3)
  LeLead Ageencn ies: Economic Development Council 
    Board of Supervisors

9. Monitor and update growth in the corridor and consider annual, 
fi ve-year, and ten-year reviews of the plan and recommendations. 
  MoModed rate Priority: Ongoing monitoring and evaluation
  Leadd AAgeg ncy: County Planning Commission 

IMPLLEEMENTATION TOOOLS

The following tools are recommended 
for the implementation of plan strategies 
and are discussed in the implementation 
toolbox. . 

• Adequate Public Facilities Policies

• Agricultural Tax Exemption Programs

• Air Quality Management Programs

• Annexation Agreements 

• Interlocational Cooperation

• Business Incentive Programs

• Capital Improvement Programs

• Complete Streets Standards

• Connectivity Indices

• Conservation, Cluster, or Open Space 
Subdivisions

• Coordination

• Development Review Processes

• Development Rights Programs

• Developments of County Signifi cance

• Energy Effi ciency Programs

• Fiscal Impact Analysis

• Incubator Programs

• Land Trusts

• Local Food Programs

• Plans (Area or Topical)

• Plans (Comprehensive)

• Standards

• Taxes and Fees

• Workforce Training/Education
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eSoto CoCounty is popoisised to emerge as an economic leader in the Mid South.  
DeSoto County has all the right ingredients for sustained growth and 
prosperity as it enters a “new era of discovery”.  The challenge for DeSoto 
County is to not just be an economic leader, but also to grow and develop 

in such a way that it maintains a quality of life and livability that comes from build-
ing great and lasting places.

A quick look at a regional map makes clear that DeSoto County has been receiv-
ing a signifi cant share of the growth in the Memphis metropolitan area, and the 
trends point to even more growth in the coming decades.  Much of this has to do 
with the strategic location of the county in the region, with good transportation ac-
cess, and with the high quality of life that it provides.  Even if the county continues 
to grow in the future as it has in the past, DeSoto County will change. 

But, there is a new “game changer” on the horizon:  the construction of a criti-
cal portion of the I-69/I-269 International Trade Corridor directly through the center 
of the county.  This link is an important part of the larger I-69 corridor which will 
ultimately span the entire United States from Mexico to Canada.  This major interna-
tional transportation link puts DeSoto County squarely in the middle of growth that 
is likely to last for several generations.  This single new highway is expected to be an 
economic engine for the entire region.  Remarkably, most of the new interstate, and 
all of its new DeSoto County interchanges, is occurring along land that is virtually 
undeveloped.  This creates a tremendous opportunity to shape the future, to harness 
and guide market forces, and to capitalize on the economic prosperity to benefi t both 
the county as a whole as well as individual property owners.   

With growth, there is much to be excited about, and much to look forward to 
– new jobs, new neighborhoods, new schools, new parks, new prosperity, and new 
opportunities.  However, there can also be a dark side to growth.  Not all change is 
good and not all growth guarantees prosperity.  The cost of providing services and 
infrastructure can be greater than the revenue that it generates, creating increased 
tax burdens on residents and businesses, and potential reduced levels of service.  
Environmental resources can be damaged or lost.  Quality of life can suff er as traf-
fi c congestion increases, open space is lost, and housing costs increase.  The exact 
character and elements that made the county att ractive to growth can become purely 
nostalgic.  Experience here and in other communities has shown that growth can 
have negative consequences.  
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Image of the rural heritage of DeSoto 
County. 

Bonne Terre Chapel. Church Road, Nesbit. 

Thus the need for this Stewardship 
Plan, the purpose of which is to set the 
stage for ongoing planning and imple-
mentation to position the county to 
maximize the benefi ts of growth while 
minimizing potential negative impacts.  
It proposes to do so in a way that encour-
ages the market to function at its best 
and respects private property rights.

It is important to recognize the 
county is developing this plan at a time 
when communities all over the country 
are wrestling with a myriad of challeng-
ing issues caused by a mix of social, eco-
nomic, and demographic changes.  Our 
population is aging and becoming more 
diverse. The days of the ever-expanding 
suburban patt ern of single-family sub-
divisions and freestanding commercial 
centers appear to have peaked, at least 
for the foreseeable future.  Now more 
and more communities are taking a fresh 
approach to planning for how and where 
they should grow and develop to become 
more livable, and how to implement pol-
icies that promote long-range quality of 
life and livability. In the meantime, the 
impact of the aging baby boomers is just 
starting to be felt.  

In other words, the future has never 
felt less certain for communities.  In the 
face of this uncertainty, never has it been 
more important to have a long range, big 
picture vision for the county, particularly 
as it relates to this corridor.  Unlike many 
places right now, DeSoto County has the 
luxury of facing growth prospects.  It is 
incumbent on the county to prepare it-
self to reap the benefi ts of growth that so 
many places would love to see.  

This vision is the fi rst step in creat-
ing a framework for Stewardship Plan-
ning.  This vision is organized around a 
series of guiding principles that will be 
the touchstones for subsequent planning 
to occur over the next 8-12 months, and 
then for ongoing plan implementation.  
The guiding principles, discussed in fur-
ther detail below, address:

 • The importance of leadership in capi-
talizing on the 21st Century economy

 • Promoting a DeSoto County 
brand for economic develop-
ment and community identity

 • Establishing DeSoto County as a full 
and balanced community, not just a 
bedroom community for the region

 • Making great and lasting 
places in DeSoto County

 • Being fl exible to allow for mar-
ket and economic forces to oper-
ate over a long period of time

 • Providing housing choices for 
DeSoto County citizens

 • Providing transportation choices

 • Promoting fi scally responsible  
growth

 • Promoting collaboration 
among DeSoto County pub-
lic and semi-public agencies

 • Balancing and respecting pub-
lic values and private rights
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PLANNNING PPROOCESSSS

Thhis vviisionn is tthhe ouutcomme of the fi rst of two phases of immediate planning.  It 
is the result of an eight-month process that included intensive research and analy-
sis, leadership by the DeSoto County Planning Commission, the involvement of key 
stakeholders and the public, and assistance by county planning staff  and consul-
tants.  This vision in turn will serve as a guide to a second phase of planning that will 
culminate in a strategic development master plan for the I-69/I-269 corridor.  This 
plan will set out a framework and strategy for quality and sustainable places with 
a range of living, working, educating, shopping, recreating, and mobility choices, 
along with an understanding of tools needed to implement the plan. It will be a com-
prehensive stewardship plan for the management of the corridor. More specifi cally, 
this vision was established using the following process:

 • The DeSoto County Planning Com-
mission was designated as a steering 
committ ee with responsibility for 
overseeing the planning process, 
county professional planning staff , 
and consultants (the Planning Team). 

 • The planning commission engaged 
in early and ongoing education, 
research and analysis, and visioning.

 • Key stakeholders were consulted 
in small group and individual 
interviews.  These included repre-
sentatives of local municipalities, 
economic development interests, 
county elected and appointed 
leaders, regional planning organi-
zations, and local land owners.

 • Research and analysis consisted of 
extensive study of the economic 
and physical forces and trends 
shaping county growth.  These 
included reports on People and 
the Market that focused on local, 
regional, and national economic 
and demographic factors, and the 
Built and Natural Environment that 
focused on natural and man-made 
constraints and opportunities. 

 • A public open house was conducted 
that validated the guiding principles 
developed in concert with the DeSoto 
County Planning Commission.  The 
open house att racted approximately 
180 people from all walks of life.  

 • Research was conducted on “best 
planning practices” from around the 
country in communities and regions 
facing similar circumstances and is-
sues as those facing DeSoto County.

 •• The planning commission engaged 
in an extensive visioning session that 
incorporated both quantitative and 
qualitative elements, including a 
writt en survey of development pref-
erences, a visual preference exercise 
that resulted in a scoring of various 
visual development examples, and 
small group discussions that fl eshed 
out their vision in narrative form.

 • A stakeholder workshop was 
held to test, validate, and refi ne 
the guiding principles through a 
similar visioning process. Over 
80 individuals participated.

 •• The planning commission re-
viewed and approved this vision. 
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FOCUS OF THE PLAANNNING EEFFFFOORRTT

The Corridoor Commppass is s ulultitimately a statement for the future of the DeSoto 
I-69/I-269 Corridor that embodies local values and expresses the goals for the com-
munity regarding the development and stewardship of the land and services within 
the corridor.  There are many stakeholders in this process: the land owners and resi-
dents of the county and corridor; the service providers; elected and appointed of-
fi cials; and regional and state agencies—all  of which have infl uence over and are 
impacted by the activity in the corridor.  The planning team conducted outreach to 
these groups in a number of diff erent ways to identify community values, which 
were used to establish the guiding principles and ultimately support the creation of 
future scenarios.  

The planning commission established themes or topics that were important 
to address in the plan and planning process.  These themes served as a basis for 
the guiding principles presented in this document.  In their preliminary form these 
statements infl uenced the design of the planning process and helped target the 
stakeholders to include in the process.  The magnitude and diversity of the stake-
holders involved in the corridor required a diverse yet targeted approach.  Early 
in the process, the planning team conducted interviews with stakeholders ranging 
from leaders in the educational system, economic development representatives, and 
utility and service providers.  These discussions revealed local concerns, opportu-
nities, and challenges in key areas as well as revealed the overall desire for greater 
coordination between agencies and recognition of the benefi ts of forward thinking 
and advanced planning to manage the future of the corridor.

The planning team used the framework of “planning areas” to conduct targeted 
research of the results, of which we summarize in the following section of the docu-
ment.  The research focused on economic and demographic trends and infl uences 
as well as an assessment of the built and natural environment to take stock of what 
resources, att ributes and trends the corridor includes.  The key fi ndings and the pre-
liminary guiding principles were presented to the public at an open house on June 
2, 2011.  The att endees expressed general support for the guiding principles and the 
desire to remain active in the planning process.  While the “planning areas” and the 
“guiding principles” generally state thematic direction for the plan, they do not fully 
express what these topics mean in the corridor.  The stakeholder input was used to 
build the understanding of these themes in unique local perspective.  The results are 
summarized in the Local Values section of this document. 

P LL A NN NN I N G  AA RR E AA S

The planning commission included 
several planning themes or topical 
areas to address in the plan as part of 
the request for proposals.  The plan-
ning commission recognized the im-
portance of these themes in creating 
a plan that represented local values 
about how the corridor and the devel-
opment within it could be addressed .  
Those themes include: 

• Community Design

• Economic Development

• Transportation

• Telecommunications

• Planning Practices

• Finance

• Environment/Green Infrastructure

• Rural Character

• Energy and Utilities

• Public Facilities

• Regional Planning
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s aa startiinng poiintnt it is fi rst necessary to understand the forces and trends 
that are shaping the DeSoto community. There are two major drivers that 
typically determine the nature of growth and development.  The fi rst 
driver is the physical nature of the area.  The physical features in turn 

can be divided into natural (such as fl oodplains, water resources, slopes, and wet-
lands) and man-made (such as transportation, wastewater disposal, water, energy, 
and telecommunications).  The second driver is the mix of economic, market, and 
demographic features that are at play.  Each of these topics is analyzed in detail in 
the Built and Natural Environment and the People & the Market Background Re-
ports, as summarized below.

BUUILT AAND NATTURAAL ENNVIROONNMENTT

The study area for this plan includes the geographic area within 2 miles north 
and south of the I-69/I-269 highway alignment for the width of the county encom-
passing about 120 square miles.  In the western half of the study area the new inter-
state highway is complete, although development has not yet begun along it or at 
its interchanges.  In the eastern half of the study area, the interstate is not yet under 
construction, although right-of-way is being acquired.  The opportunities and chal-
lenges inherent in the built and natural environment of the study area include sig-
nifi cant natural resources, abundant developable land, good natural water supply, 
good regional transportation access, which will become even bett er as I-69/I-269 is 
completed, and the makings of a good infrastructure framework for development. 
However, the area faces certain physical challenges, including natural resources and 
farmland that could be threatened by new growth and development, and a need for 
expanded infrastructure and community services to support growth as it occurs. 
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Intake tower at Arkabutla Dam. Local fi eld during fall harvest. 

MMap 11: SStudy Arrea
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LaLand UUsse. The study area is rich in 
natural and agricultural resources, with 
the vast majority of land in the study 
area undeveloped or in agricultural use.  
Just over 1% of the land is developed, 
and that land is focused around the city 
of Hernando and along I-55.  Over 40% 
of the area is covered by forests and 
other natural cover, while cropland and 
pastures take up almost 50% of the area.  
Much of this agricultural land is located 
in fl oodplains or other land that follows 
water bodies.  The rest of the land is ei-
ther in wetlands or open water.

Clearly there is abundant develop-
able land available in the study area.  
The county has the opportunity to both 
accommodate growth and development 
and to preserve natural resources and 
open space that contribute to quality of 
life valued by county residents.

Innffrastrruucture. Growth is also infl u-
enced heavily by existing and planned 
infrastructure, including transportation, 
wastewater disposal, water, energy, and 
telecommunications.

The current road system consists 
mainly of a series of rural arterial roads 
that intersect the existing and planned 
highway at interchanges – not an un-
usual situation in a rural area, and one 
that gives fl exibility to plan as the area 
grows and develops.  A more extensive 
system of connected local streets will 
obviously be needed as growth unfolds.  
In particular, a more extensive system of 
east-west roads will be needed so as not 
to place an over-reliance on the interstate 
corridor itself as the sole means of travel.  
When new transportation corridors are 
planned, provisions should be made for 
the reservation of rights-of-way as de-
velopment occurs.  In addition, it will be 

important for road improvements to be 
planned with multi-jurisdictional coor-
dination, since there are a mix of local, 
state, and federal roads involved.

Modes of transportation other than 
the automobile are not currently pro-
vided for, again not surprising given the 
rural, undeveloped character of the area.  
However, consideration should be given 
to providing pedestrian, bicycle, and 
possibly even transit into the system as 
growth occurs.

Having an adequate system for the 
collection, transport, and treatment of 
wastewater is a fundamental require-
ment of growth and development.  Sew-
er service is provided in the study area 
by the DeSoto County Regional Utility 
Authority (DCRUA).  DCRUA functions 
as a wholesaler, meaning that it contracts 
with local entities who provide service 

MMap 22: Infrrasttructuure
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to individual users.  Currently the east-
ern portion of the study area (where the 
interstate does not yet exist) has good 
sewer service, while in the western half 
of the study area, DCRUA just recently 
dedicated the expansion of infrastruc-
ture. DCRUA is in the process of updat-
ing its master plan, providing an excel-
lent opportunity for coordination with 
this planning eff ort. 

Potable water is currently provided 
through a multitude of small water au-
thorities that access several aquifers 
through wells.  The study area is rich in 
water resources, but at the current time it 
lacks the infrastructure and pressure to 
support substantial new development.  

Most of the electricity for the study 
area is provided by Entergy Mississippi, 
Inc. Entergy views this corridor as the 
most important growth engine in their 
service area.  Entergy is planning expan-
sions of its distribution network to serve 
new growth in the area.  The Tennessee 
Valley Authority also is a provider in the 
study area, along with a few co-ops.  

Schhools. Schools are a critical part of 
any growth plan.  The DeSoto County 
School District has over 32,000 students 
housed in eight high schools, eight 
middle-schools, twenty-two elementa-
ry-schools, a technical school and one 
alternative school facilities. The school 
district recently went through a period of 
constructing schools at a rapid rate – the 
school district has built 15 new schools 
over the past seven years.  Three of the 
new high schools, three new middle 
schools, and seven elementary schools 
are located within the corridor study 
area.  Most of those schools are clus-
tered in and around Hernando, with few 
schools elsewhere in the study area. 

Map 3: WWaasteewwateer SSysstemms

Maap 44: EElectrricitty DDisstriccts

8 | TTrennds andd Finndinngs

DeSoto C O R R I D O R  C O M P A S S
Stewardship Plan Vision



MMap 5:: Grreeenwwayy MMastterr Pllan

Parkrks anndd GGreenwayyss. Much  like 
schools, having good access to parks and 
greenways is an important contributor to 
the quality of life. Parks and greenways 
provide places for recreation and civic 
and social gathering.  Greenways connect 
communities and places and provide op-
portunities for transportation.  There 
are no parks or greenways within the 
study area.  The two largest parks with-
in a short drive away are the Arkabutla 
State Waterfowl Refuge and Hernando 
Point Recreation Area, both located in 
the southwest portion of DeSoto County.  
The DeSoto County Greenway Master Plan, 
updated in 2010, creates numerous op-
portunities for future parks and a robust 
interconnected network of greenways 
and trails.  
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1980 1990 2000 2010
USA 226,545,805 248,709,873 281,421,906 308,745,538

MISSISSIPPI 2,520,638 2,573,216 2,844,658 2,967,297

DeSoto Co.  53,930 67,910 107,199 161,252

Shelby Co. 777,113 826,330 897,472 927,644

Memphis 646,356 660,536 650,100 646,889

Fayette Co. 25,305 25,559 28,806 38,413

Tipton Co. 32,930 37,568 51,271 61,081

Crittenden Co. 49,499 49,939 50,866 50,902

Natural areas are a valuable local asset that 
contribute to quality of life. 

Developments that incorporate open spaces 
may be a way to maintain rural character 
while accommodating growth. 

Figgure 1: Deccennniaal U..S. CCennsus Poppulaatioon CCounts 

Soouurrccee: UU.SS. CCenssuss BBuurereaauu 

Figguree 2::   MMemmphhis MSSA PPopulatit onn Prrojeectiionss

Sourrce: Univversitty off Tennnesssee, Univversity of MMissiissipppi, UUniveersityy of AArkaansass

2010 2015 2020 2025
Memphis MSA 1,316,100 1,329,379 1,353,457 1,401,079

Fayette Co. 38,414 47,925 54,051 51,901

DeSoto Co. 161,252 196,459 219,151 240,491

PEEOPLLEE ANDD TTHHE MMAARRKKET

DeSoto County will likely continue 
to gain population in the coming decades.  
As one of the fastest growing counties 
in the United States, the county, and in 
particular the I-69/I-269 Corridor,  are an-
ticipated to experience high demand for 
new housing and jobs through at least 
the next several decades.  High quality of 
life statistics, such as high median house-
hold incomes, access to rural and natu-
ral areas, high-quality K-12 schools, and 
relatively low tax rates, suggest that the 
county will continue to experience popu-
lation growth.  These factors are making 
DeSoto County one of the most att ractive 
places to live in the Memphis region, and 
as a result, DeSoto County is att racting a 
notable share of the in-region migration. 

National trends suggest that future 
demand for housing will include smaller 
housing units than what were built in 
the 2000’s, and the generational diff er-

ences in family structure have shift ed 
preferences for housing choices.  These 
emerging demographic sectors create de-
mand for diff erent kinds of housing op-
tions other than the typical single-family 
home.  Opportunities to provide more 
housing diversity will position the coun-
ty to accommodate young professionals 
and empty-nest couples as well as the 
more traditional families with children 
of school age. 

The signifi cant number of DeSoto 
County residents that are traveling out-
side the county for employment on a 
daily basis is an indicator that the county 
is currently an att ractive place to live, but 
has not yet struck a jobs-to-housing bal-
ance.  The county’s residents are relative-
ly affl  uent and well educated compared 
to other regions.  However, many of the 
higher paying jobs held by affl  uent resi-
dents are located in other jurisdictions.  
This is a major concern for the county, 
because a balanced local economy de-
pends on a good balance of employment 
and residence.
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The Memphis Airport is the hub of the 
region’s Aerotropolis concept.  

Northwest Mississippi Community College. 

The completion of I-69/I-269 through 
the county will add an additional cor-
ridor to the region’s transportation net-
work as well as creating international 
transportation opportunities.  This, in 
combination with the Aerotropolis ef-
forts underway at the Memphis Interna-
tional Airport, will further increase the 
region’s logistical advantages.  The estab-
lished economic base in DeSoto County 
refl ects the Memphis Region’s historical 
strengths in transportation and logistics 
due to the confl uence of infrastructure 
(river, rail, road, air) in a central location 
in the Mid South.  Within this logistics-
based economy, many industry sectors 
require highly skilled employees.  The 
county should pursue opportunities to 
capture these types of high-quality busi-
nesses to increase the county’s employ-
ment base.  

Education is an essential cog in the 
county’s ability to att ract a diversifi ed 
and robust employment base.  Education 
levels in DeSoto County currently ex-
ceed those for Mississippi as a whole, yet 
they are below the U.S. average.  Most 
of the occupations in demand by emerg-
ing North Mississippi employers require 

education beyond the high school level.  
There are 20 postsecondary education 
institutions within 50 miles of DeSoto 
County and the county itself has a high-
performing K-12 public system.  Partner-
ing with local educational institutions to 
prepare local populations for the types of 
jobs available will improve the earning 
potential for local residents and make 
the county more att ractive to businesses 
looking to locate in the region. 

Finally, all of the advantages and 
opportunities discussed above posi-
tion DeSoto County to become a leader 
in the regional and statewide economic 
development eff orts.  Currently, there 
are a number of agencies and chambers 
of commerce with economic develop-
ment directives and targeted industries; 
however, not all of them are specifi cally 
targeted and focused on a unique DeSoto 
County niche.  The county should con-
tinue positioning itself to capitalize on its 
assets, and become a strong voice in lo-
cal and regional economic development 
activities.   
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oo enhahance e the ununderstatannding of local values in these topical areas the steer-
ing committ ee participated in an interactive visioning workshop to help 
defi ne what these elements mean.  The exercise posed the questions: What 
makes a balanced community? What makes great places? What kinds of 

housing choices should be available in the corridor? And what kind of transporta-
tion choices should be available in the corridor?  Additionally, the committ ee was 
surveyed on the appropriateness of diff erent activities, uses, services, and infra-
structure types for the corridor.  This exercise was further supplemented by a visual 
survey of similar intent containing 70 diff erent images of buildings, landscapes, and 
infrastructure.  This exercise was repeated on October 6, 2011 in a  public work ses-
sion.  The full results of these exercises are available in a separate report.  The follow-
ing is a summary of the results of the four discussion topics:  

Word cloud created from the ideas generated in the public workshop during the discus-
sion of Balanced Community.
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WHAT MMAKES A BALANCED 
COMMMMUNITY? 

EEarly diisscussions wiwith plannning 
commmissionn and stakeholders brought 
up the theme of a balanced community 
for the corridor.  So if the corridor is to 
become a “balanced community” what 
elements must be in place?  Elements ex-
pressed by the workgroups (both public 
and steering committ ee) include the fol-
lowing: 

 • Leadership: Dynamic, educated, 
forward-looking leadership.

 • Opportunities: Mixed-use com-
munities that off er a range of op-
portunities for all age groups 
to live, work, and play.

 • Knowledge: Education, access to 
education of diff erent levels and 
specialties, and access to technology.

 • Employment: High-quality jobs and 
balanced employment for all 
education levels.

 • Rural Character: Development 
with rural character (focused 
development balanced with ru-
ral/natural preservation).

 • Flexibility: The vision and regula-
tions must be fl exible enough to 
respond to growth pressures and 
adapt to changing trends over time. 

 • Accessibility: Transportation and 
accessibility by vehicle, foot, bike.

WWHAT MMAKES A GREAT PLAACCE? 
EaEarly diiscscussions wiwith plannning 

commmmissionn and stakeholders brought 
up the theme of creating great places to 
att ract businesses and retain residents.  
So if the corridor is to become a “great 
place” what elements must it contain?  
Elements expressed by the workgroups 
(both public and steering committ ee) in-
clude the following: 

 • Character and Design: Great 
places have established and coor-
dinated standards for character 
and quality of development, with 
emphasis on preservation of rural/
green areas balanced with mixed 
use concentrated communities.

 • Green Infrastructure: Great places 
have a network of green spaces that 
are both accessible and preserve 
natural habitats. Green infrastruc-
ture should be included in rights-
of-way for transportation as well as 
across the corridor for recreation.

 •• Att ractions: Great places have 
uses and areas that att ract people 
to live, work, and play includ-
ing, but not limited to, enter-
tainment, arts and culture dis-
tricts, and recreation venues.

 •• Safety: Great places are safe and 
off er a high quality of life.

 • Coordination: Great places 
are coordinated across ju-
risdictional boundaries.

 • Incorporate Past Events with 
Future Success: Great places in-
corporate preservation of historic 
and cultural sites that lend unique 
identity into innovative and qual-
ity places for future success.

 • Accessibility: Great places are 
easy to access and move around 
in by a variety of modes.

  • Opportunities: Great places off er 
choices and opportunities 
for education, employment, 
living, and health-care.

 • Services: Great places off er infra-
structure and services appropri-
ate to the level of development 
and aided by long-range plans.

Not surprisingly, what makes a bal-
anced community and what makes a 
great place seem to intersect on several 
themes.  

Word cloud created from the ideas generated in the public workshop during the discus-
sion of Great Places.
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WWHAT KKINDS OOFF HHOOUUSING CCHHOICEESS 
SSHOUULD BEE AVAILABLE INN TTHE 
COORRRIDDOOR? 

Thhe topipic of housing choioicec s was fre-
quently mentioned in conversations with 
the steering committ ee and stakeholders.  
The question was: What kinds of choices 
would be most suitable for the corridor?  
The responses fell into the following 
themes: 

•• Apartments: Apartment complexes 
should be avoided, however, multi-
family housing options incorporated 
into neighborhoods or in mixed-use 
buildings would be acceptable.

• Size: A variety of housing sizes 
should be available including smaller 
single-family units and other types 
like townhouses and att ached units.  
However, midsized and larger 
estate homes are also appropriate 
in the corridor. Size variety should 
accommodate diff erent family 
types at diff erent stages of life. 

 • Aff ordability: Aff ordable hous-
ing options for working classes 
should be available in the corridor. 

 • Variety within Neighborhoods: 
Individual neighborhoods should 
accommodate a variety of lot sizes, 
unit sizes and in some cases diff er-
ent forms of housing ranging from 
loft s, townhouses, and single-family 
homes on a variety of lot sizes. 

 • Range of Neighborhood Types: 
Farms, large-lot estates, sub-
urban neighborhoods, villages 
and town centers should all 
be included as neighborhood 
forms to provide a range of liv-
ing environments and options. 

• Retirement Communities: Neigh-
borhoods that cater to mature 
individuals off ering residential 
and other amenities within the 
community are important com-
ponents to housing choice. 

• Quality: Emphasis on quality of 
residential development, property 
maintenance, and protection of 
property values are important
to housing choices.

•• Planned Communities: Bett er 
planning and design of residential 
neighborhoods to incorporate green 
spaces, trails and bike paths, and 
other amenities in a planned manner
(not necessarily on a grid).

Word cloud created from the ideas generated in the public workshop during the discussion of Housing Choices.
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WWHAT KKINDS OF TRANSPORTTAATIONN 
CCHOICCES SHOOUULLD BE AAVVAILABLEE IN 
THEE CORRRIIDDOR? 

The topic ofof t transnspoportation n choiceces 
was frequently mentioned in conversa-
tions with the steering committ ee and 
stakeholders.  The question was: What 
kinds of choices will be most suitable for 
the corridor?  The responses fell into the 
following themes: 

 • Major Thoroughfare Plan: A Major 
Thoroughfare Plan should be estab-
lished to reserve adequate right-of-
way for multiple modes of travel 
through the corridor.  The network 
needs to be effi  cient and support 
a high quality of life in the areas 
around the I-69/I-269 highway. 

 • Plan for Future Modes: Transporta-
tion choices will be infl uenced by 
the availability of networks and 
infrastructure that supports various 
modes. This can be aided by a major 
thoroughfare plan that identifi es 
future major rights-of-way and plans 
for adequate area to accommodate 
current and future transportation 
options with safety and accessibil-
ity for all users. “Complete streets” 
should be considered as an option. 

 • Bikes: Biking should be considered 
a viable transportation option within 
the corridor; accommodations for 
bikes in road design, as well as 
within neighborhoods is important. 
Programs such as bike sharing will 
support bike use in the corridor. 

  • Pedestrians: Pedestrian traffi  c should 
be accommodated in rights-of-way, 
in neighborhoods and considered in 
the mix of uses and design of neigh-
borhoods and communities.  Future 
community design and right-of-way 
reservation should be coordinated to 
promote a more walkable develop-
ment patt ern in the corridor.  Trails 
and recreation areas should also off er 
accommodations for pedestrians. 

 •• Electric/Alternative Fuel: Accom-
modations for electric vehicles (cars/
trolleys) and alternative fuel vehicles 
should be included in the corridor. 

 • Transit: Transit options ranging from 
buses, trolleys, light-rail or mono-
rail trains should be considered 
for local, commuter, and shutt ling 
from destination to destination. 

 • Streetscaping: Rights-of-way should 
be well landscaped and include 
features that accommodate pedes-
trians, bikes, and automobiles. 

 • Connectivity: Trails, green networks, 
roads, and sidewalks should be 
integrated into a connected network 
to serve as methods to effi  ciently 
move people and goods through the 
corridor.  Alternative routes should 
be considered to reduce congestion 
within the connected network. 

 • Transportation & Recreation: Trans-
portation options in the corridor 
need to serve double duty to move 
people and goods for daily life as 
well as off ering recreational opportu-
nities that support a healthy life style. 

These expressions of community 
values related to the topics stated above 
are considered in the narrative associ-
ated with each guiding principle. These 
themes will be revisited and infl uence 
the creation of future scenarios and, ul-
timately, the plan recommendations for 
the corridor.  

Word cloud created from the ideas generated in the public workshop during the discussion of Transportation Choices.
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t iis imppoortant ttoo learn from the experiences of other regions facing similar 
circumstances. This knowledge supplements the understanding of the forces 
and trends shaping DeSoto County and the understanding of local values for 
growth and development.  

The planning team looked closely at the experiences of seven diff erent com-
munities and regions around the country in order to understand how diff erent ap-
proaches have worked.  These case studies are described in detail in the Case Stud-
ies and Lessons Learned Background Report, and include Johnson County, Kansas;  
Kansas City Metro Area;  Williamson County, Tennessee; Research Triangle, North 
Carolina; Aurora, Colorado; Bradley County, Tennessee; and Beaufort County, South 
Carolina.

These communities were selected for several reasons – some were experiencing 
“game changing” developments, such as the new Volkswagen and Walker Chemie 
plants impacting Bradley County; some were facing similar growth pressures from 
a growing metro area, such as Johnson County; and some had a long track record of 
successful economic development branding, such as the Research Triangle.  

Taken together, there is much to be learned by DeSoto County.  These lessons 
show how communities can become great places – successful, desirable, and att rac-
tive places where people want to live and visit, and where quality businesses want 
to locate.     

ECOONNOMMIICC LESSSONSS

In the previous two decades, DeSoto County has established a reputation as a 
desirable place to live within the Memphis Region, drawing signifi cant in-region 
migration and capturing a percentage of the regional growth because of the pres-
ence of a high quality of life in a semi-rural small town environment.  While resi-
dential growth was rapid during the housing boom, the county’s residential growth 
has outpaced the job growth.  County leaders recognize the importance of revenue-
generating businesses and jobs to maintain high-quality infrastructure and public 
services like schools and safety services.  The county has been making progress cap-

T HH EE MM EE S

The case studies were selected for 
their similarities in regional context, 
growth, and opportunities and chal-
lenges.  The common lesson themes 
which emerged from this research 
include: 

• Economic Approaches

• Transportation Approaches

• Physical Planning Approaches

• Planning Strategy Approaches
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turing more job growth, but att raction of 
more high-wage jobs and businesses is 
still desired.   The planning team exam-
ined the economic development eff orts 
of communities with parallel situations 
to DeSoto County to identify key ele-
ments to their success and/or failure in 
att racting quality business development 
that supports the high quality of life es-
sential to DeSoto’s character. These les-
sons include:

Foocuss Ecconoomic Eff ffortss. Many suc-
cessful economic development eff orts 
are focused on the expansion, retention, 
and att raction of targeted economic sec-
tors or industry clusters. In some in-
stances these targeted industries are fo-
cused in a specifi c location such as along 
a corridor or within a business park, but 
other successful target industry eff orts 
have been much more regional in nature, 
less focused on a specifi c location and 
instead focused on similar activities and 
synergistic relationships. In either case, 

these successful communities all refl ect 
concentrated eff orts focused on the eco-
nomic development of several key tar-
get industries, rather than broad eff orts 
aimed at all kinds of industries and jobs.

Buuiild on aandnd E Enhn ancece EExix stining 
Sttrengngths.s. Existing assets and local com-
petitive advantages should be built on, 
to further community economic devel-
opment eff orts and build great places. 
These assets and competitive advantages 
might include factors such as a unique 
location, infrastructure improvements, 
or workforce skills. Many communities 
have found ways to utilize existing assets 
as a means to pioneer the creation of new 
jobs and additional investment in relat-
ed but new areas. This can be done by 
tapping into the momentum of existing 
industries, and encouraging innovation 
and the formation of new partnerships 
and spin-off s, rather than trying to start 
from scratch with new economic devel-
opment initiatives.

Buildd a Strong Economic BrBrand. As 
competition for jobs and employers in-
creases nationally and internationally, it 
is becoming increasingly important for 
economic development eff orts to stand 
out as strong and unique. Strong brand-
ing and marketing of targeted industry 
initiatives helps to enhance the profi le of 
a community/region, and that the repu-
tation and identity of an area plays a 
signifi cant role in its ability to retain and 
att ract workers and employers.

Quallity of Place Matt ers. As national 
and international competition for jobs 
and employers increase, an area’s att rac-
tiveness as a great, quality place to reside 
for prospective companies and employ-
ees and families is critical. Technology 
allows many companies and employees 
to work remotely from various locations, 
which adds more choice and fl exibility in 
residential location than several decades 
ago.  Individuals have the freedom to live 
in a diff erent region or city than where 
they work without regular travel.   High 
quality of life att ributes such as parks and 
recreation facilities, transportation and 
housing options, educational and health 
care facilities, and other factors are play-
ing an increasing role in employment-
related decision-making.  Communities 
that are committ ed to ensuring quality of 
life and place now and in the future are 
most likely to be successful in att racting 
and retaining employers and workers.

Coollaborate wiw th Edducationall Insti-
tutionss. Educational institutions are a 
primary driver of economic success. In 
some locations, collaboration with edu-
cational institutions has led to spin-off  
jobs, and educational institutions con-
tinue to be a main driver in intellectual 
att raction for various industries. In other 
communities gaps in the skills of the lo-
cal workforce were reduced through 
partnerships with area educational insti-
tutions. In either case, partnerships and 
collaboration with various levels and 
types of educational institutions (e.g., 
high schools, junior colleges, universi-
ties, online courses, etc.) help to enhance 
economic opportunities.

Compact development through infi ll development and intensifi cation of existing areas, 
and increased mobility though the integration of transit are future goals for the Research 
Triangle Park.  Image courtesy of the Research Triangle Park. 
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TRANSPOORTATION LESSONSS

The majority of the I-69/I-269 study 
area is undeveloped and rural.  The ex-
isting transportation infrastructure is 
limited to widespread county roads for 
local access, and limited access highways 
for regional movement.  The county cur-
rently has policies that encourage right-
of-way acquisition and road design for 
5-lane major collectors or arterial roads, 
and encourage intersection on a grid 
patt ern every one-mile. However, there 
is no signifi cant strategy for the design 
and construction of local roads and con-
nections or alternative transportation op-
tions as the land in the corridor develops.  
Transition from a rural development 
patt ern to a more developed area will 
require a higher-level transportation net-
work to allow movement and access to 
the expanding places within the corridor.  
The planning team examined successful 
transportation strategies and their out-
comes from regions that experienced de-
velopment from a rural environment to 
a more intensely developed community.  
The lessons learned include: 

PPlan for  Mobility. A long-term vi-
sion and coordinated planning is need-
ed to create multi-modal transportation 
choices. Transportation planning that 
looks a generation ahead to address the 
long-term mobility needs and desires of 
the future and address the movement of 
people, goods, and information is an es-
sential component for transportation sys-
tems that are fl exible. Successful commu-
nities incorporate a vision for the future 
transportation network through docu-
mentation and details in adopted plans 
to guide decision-making and address 
how various modes will be incorporated 
into already developed and newly devel-
oping areas.  An incremental approach 
to implementing these transportation 
and infrastructure improvements is of-
ten necessary due to funding and other 
constraints, but commitment to achiev-
ing the long-term vision remains at the 
forefront of decision-making.

Planan for CCoonnectivity anand Fllexexibililiti y.
Planning for connectivity and fl exibility 
in the transportation system is important 
in improving the mobility options as a 
community changes and grows.  For ex-
ample, as communities experience con-
gestion on roadways, alternative modes 
such as transit systems and bicycle net-
works increase fl exibility and options for 
residents.  Likewise, as populations age, 
transportation mode preferences will 
also likely change. Connections are im-
portant both for the single modes (e.g., 
connected sidewalks improve pedestrian 
mobility) as well as between modes (e.g., 
park and ride options for motorists who 
want to drive to transit stops). Ultimate-
ly, planning for a connected, fl exible, 
and multi-modal transportation system 
will enhance the mobility of people and 
goods throughout the community.

Coororddiinanatee L Laandd UsUse PllP anans and 
Transpspororttaatitionn P Pllans. Early planning for 
multiple modes of transportation as an 
area develops is generally much easier 
than trying to integrate a new transpor-
tation system into an already developed 
area. Coordinating long-term transpor-
tation plans with future land use and 
development plans allows for improved 
connectivity and increased effi  ciencies.

There is a place in the transportation network hierarchy for the maintenance of rural charac-
ter roadways as well as the integration of higher capacity roadways and alternative trans-
portation options. 
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PHYSICCAAL PLANNING LESSONNS

DeSoto County has many unique 
physical features that give it a charac-
ter and identity, making it distinct from 
other places, features which can be built 
on and enhanced through the physical 
planning for the future to help manage 
growth.  The planning team examined 
other growing counties in larger metro-
politan regions similar to the Memphis/
DeSoto County relationship to identify 
signifi cant practices that DeSoto could 
incorporate into the physical planning 
process for the corridor.  The lessons 
learned include: 

Cooordinate wwith Othher Jurisdicctions.
Development trends play out at a region-
al scale, oft en irrespective of community 
boundaries. Multi-jurisdictional coordi-
nation on future growth areas, commu-
nity boundaries, land uses, development 
patt erns, and protection of environmen-
tal resources can help ensure that local 
actions do not result in unintended im-
pacts on other communities or the re-
gion.  Practices that include coordination 
without giving up local autonomy and 
responsibility should be explored and 
considered.

SSet the QQuality Bar Highgh. Successful 
communities establish high standards 
for the quality, location, and timing of 
new development. These communities 
understand that “sett ing the bar high” 
for the quality and type of development 
will result in great places that are mar-
ketable for economic development pur-
poses, more desirable to residents and 
visitors, and will likely endure a longer 
lifespan than developments of lesser 
quality. These communities have also 
shown that sett ing the bar high has not 
stalled development activity, but rather 
has helped concentrate investments and 
increased probability for long-term suc-
cess.

PPlan for the Cost of Growth. Fast 
growing communities are generally 
open and accommodating to new growth 
and development, and their experiences 
show that the cost of providing services 

must be planned. Not all growth pays for 
itself – varied types, mixes, patt erns, and 
quality of growth can make a diff erence 
in whether local government can provide 
public services and facilities in a fi scally 
sustainable manner.  As high-growth 
communities struggle with the chal-
lenges of maintaining expected levels of 
community services and infrastructure 
improvements, they now underscore the 
need to fully understand and plan for the 
long-term costs associated with develop-
ment, and to periodically revisit and ad-
just these cost estimates as communities 
change.

PLANNNING STRRAATEGGYY LESSONSS

As communities become more pop-
ulated and developed the demands on 
them to provide services and develop-
ment controls intensify.  Counties with 
larger populations and rapid growth 
tend to employ more coordinated and 
complex planning strategies to maxi-
mize effi  ciency.  DeSoto County is facing 
a magnitude of development which will 
place them above the threshold where 
more coordinated planning is used.  The 
county’s population increased by over 
100,000 residents in the last 20 years and 
is anticipated to continue growing at a 
rapid rate.  As the county experiences 
continued growth in the coming decades 
there will be more demands placed on 
the planning and services provided. The 
planning team examined other commu-
nities at diff erent levels of building out 
and identifi ed strategies that helped 
them to succeed.  The lessons learned in-
clude:   

Engagge in the Region. There are many 
things that can happen outside the com-
munity but within the region that impact 
local issues.  Decisions about regional 
investment, infrastructure, and natural 
resources can have profound impacts at 
the local level.  Regional planning can 
occur on several diff erent levels, ranging 
from formal projects and agreements to 
informal coordination and communica-
tion. In either case, coordinated regional 
planning eff orts have involved various 

levels of government including regional 
organizations, counties, municipalities, 
as well as chambers of commerce and 
other key stakeholders. Eff orts such as 
joint plans and studies, intergovernmen-
tal agreements, and partnerships help to 
formalize eff orts and ensure adherence 
and implementation, whereas other less 
formal coordination of development re-
view processes and other routine staff -
level eff orts help to build relationships 
and maintain consistency throughout the 
region. In any case, it is critical that local 
voices are heard at the regional level.

Liink LLand UUse Plannning wwith Capii-
taal Faacilitiies Pllanning. By coordinating 
plans for capital improvements and pro-
viding services with the timing and lo-
cation of desired growth, communities 
have been able to encourage growth in 
appropriate areas in order to conserve 
rural character and maximize resources. 
Also, capital improvement and service 
planning on both a short-term and a 
long-term basis allows the communities 
to leverage oft en limited resources for 
capital improvements and services and 
closely align public investments with 
community needs and development ob-
jectives. Linking land use and capital im-
provement planning allows for a more 
comprehensive growth management 
policy leading to more concrete fi scal 
sustainability practices. 
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ft erer carefulul and systeemamatitic consideration of the constraints and oppor-
tunities posed by the physical layout of the area, of economic and de-
mographic forces and trends at play, of local community values, and of 
lessons learned in other regions, the steering committ ee worked with the 

planning team to create a series of guiding principles.  These guiding principles are a 
working framework for planning.  They set the “compass” for subsequent and ongo-
ing planning, fi rst as an immediate second phase of this Stewardship Plan, and in the 
longer term through long-term comprehensive planning, land use planning, capital 
improvement planning, and others, all matched with appropriate implementation 
tools to carry out the plans.

The general vision for the corridor is expressed through the following 10 the-
matic guiding principles: 

1. Establishing Leadership for the 21st Century economy. 

2. Establishing a Recognizable Brand. 

3. Creating a Balanced Community. 

4. Making Great Places. 

5. Accounting for Flexibility and Adaptability in the Plan. 

6.  Allowing for Housing Choices. 

7. Accommodating a Range of Transportation Modes. 

8. Continued Fiscal Responsibility. 

9. Collaborating with Public and Private Partners. 

10. Balancing Local Values. 

T H E  VV II SS I O N

DeSoto County has an opportunity and an 
obligation to infl uence how it grows and 
to position itself to take advantage of the 
changes that are coming.  The Stewardship 
Plan is the fi rst step in doing so.  The guid-
ing principles set out a vision of sustained 
economic prosperity; great and lasting 
places for people to live, work, learn, shop, 
and recreate; a lifetime of high-quality hous-
ing and transportation choices; and coordi-
nated and fi scally responsible local govern-
ment, all of which refl ect the local values of 
DeSoto County residents.
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1. LEADERSHIP FOR THE 21ST CENTURY ECONOMY. 

The Stewardship Plan will set the stage for DeSoto County to lead the effort 
to enhance and facilitate compatible, sustainable, livable, quality places of 
the 21st Century through positive aesthetics and economic development 
opportunities specifi c to the I-69/I-269 international trade corridor.

DeSoto County will be a national leader in the 21st century economy.  The future 
will be embraced and accommodated to allow future generations to live fulfi lling 
and productive lives in an environment that capitalizes on local assets and builds 
business relationships with global partners.  The county will be an att ractive place 
to live and do business.  To accomplish this the county cannot just dream big, it will 
require the eff ort of local public and private leaders to shape the future.  

DeSoto County has benefi ted from strong leadership – it is already perceived as 
being a desirable place to live and work, as evidenced by the substantial growth that 
it experienced in recent years. That is a credit to local leadership.  With the comple-
tion of the I-69/I-269 Corridor, that growth pressure is likely to rise to another level, 
and so the economic leadership must also keep pace.  County elected leaders, ap-
pointed leaders, economic development leaders, education leaders, municipal lead-
ers, service and facility provider leaders, private sector leaders, regional leaders, and 
state leaders must act in concert to capitalize on the unique 21st Century opportuni-
ties being generated by this major national transportation infrastructure.

While this plan is being lead by the DeSoto County government, it is important 
to recognize the county government is just one of a myriad of entities from which 
leadership is needed.  The changes that are likely to come will be fueled by the 
private market: the leadership role of county government as a planner, facilitator, 
enabler, service and facility provider, and coordinator should be carefully thought 
through and craft ed.
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2. RECOGNIIZZAABLE BBRRAAND. 

The plan will set the foundation for a recognizable and marketable brand for 
DeSoto County and the I-69/I-269 Corridor, to sustain economic develop-
ment, and a community identity. 

A recognizable brand is the product of a well-defi ned community identity and 
future vision, portrayed to the world.  This is about more than a logo and a slogan.  
It is about an environment which embodies the “brand.”  The establishment of this 
vision and guiding principles is the fi rst step in the county stating what it desires for 
the future.  The next steps will be implementation of the vision coordinated with an 
external branding and marketing strategy to targeted industries and individuals to 
partner in the achievement of the vision.  

Many places that have been successful in capitalizing on economic opportuni-
ties and thriving over extended periods of time have established a successful brand 
and image.  For example, a generation ago the Research Triangle area in North Caro-
lina was not unlike northern Mississippi.  Now it is internationally recognized as an 
economic leader, and is one of the few places that has not suff ered greatly from the 
economic downturn.  However, the brand and image evolved out of the eff orts and 
innovation that took place in this region.  The two elements have to be intertwined 
for success. As planning and economic development eff orts take off  in DeSoto Coun-
ty, local branding and image should be an important part of the thought process.

In thee ffuuturure,, w whahatt willll D DeSe ottoo CoCounntyty bbe 
knoownn foor??  There are things that DeSoto 
County has that other communities do not.  
Part of a recognizable brand is establishing 
positive assets and goals and working toward 
maintaining or creating that brand through 
various outlets. 
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3. BALANCCEED CCOOMMMUNIITTYY.  

The plan will promote a balance of mutually supportive uses, ranging from 
denser mixed use to rural preservation.  It will facilitate the creation of places 
where people can live their entire lives with ample residential, educational, 
employment, shopping, and recreational opportunities. 

New growth in DeSoto County has been heavily oriented towards residential 
growth, with many people living in the county and commuting to other counties 
for jobs.  Most of the residential growth has been oriented to single-family homes.  
This is not unusual for a growing county on the edge of a metropolitan area, and is 
similar to what has happened all over the country.

However, just as other high-growth counties have recognized that being primar-
ily a bedroom community to a region is not sustainable, DeSoto County aspires to 
be a more balanced community.  DeSoto County residents ought to be able to grow 
up in the county, fi nd their fi rst independent housing in the county, buy their fi rst 
house, move up in housing as they are able, and ultimately retire and live out their 
lives in DeSoto County, all with ample choices.  Likewise, DeSoto County residents 
ought to be able to fi nd a range of quality and career oriented job choices within the 
county.  In short, they ought to be able to have a range of high-quality life choices 
without moving out of the county.

Community gatherings and exposure to the arts contribute to a balanced community. 

Larger lot rural estates, should be balanced 
with.  .  . 

. . . more urbanized destination develop-
ments that accommodate services, ameni-
ties, and retail. 
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4.  MAKING GRREEAAT PLACES.  

The plan will promote the maintenance of livable communities by preserv-
ing rural and small town qualities of life, and organizing new development 
around a network of high-quality neighborhoods, mixed use activity centers, 
and multi-modal travel corridors. The plan will support these great places 
through economic development, high-quality educational opportunities, 
and outstanding public services and infrastructure.

The question of what makes for great places is subjective and not easy to defi ne.  
In some ways it is the classic “I’ll know it when I see it” phenomenon.  However, 
experience of other communities has shown that great places have certain common 
characteristics.  This is not to suggest that all places within the county should have 
these characteristics – certain types of development are only appropriate in certain 
places and under certain circumstances.  Likewise, places should embody the char-
acter and qualities that fi t the values and context of DeSoto County.  With those 
caveats, the following are characteristics of great places that should be considered in 
future planning:

 • Focused and geographically defi ned communities with a mix of land uses. 
 • Services to meet daily needs and provide activity. 
 • A range of housing opportunities and choices. 
 • Connected and walkable areas. 
 • Convenient transportation options for all types of users. 
 •• Streets that are safely used by pedestrians, bicyclists, and automobiles. 
 • Visually att ractive community design and unique character.
 • Stewardship of environmental features and natural resources. 
 • Community interaction and engagement. 
 • Safe, welcoming, and accommodating communities. 
 • Opportunities for economic growth and prosperity. 
 • Off er a range of places and environments from rural 
and suburban neighborhoods to activity centers. 

Installing sidewalks and planting shade trees 
in the right-of-way when an area is developed 
sets the stage for future mature communi-
ties that have great character and walkability.  
Maintenance of these amenities will help 
neighborhoods retain their value and be at-
tractive for generations to come. 

Great places are where you want to live and 
raise a family. 

Great places have quality architecture and create spaces for community interaction. 

 Guuidiing Prinnciples || 25

G U I D I N G  P R I N C I P L E S



5. FLEXIBILITTYY ANNDD ADDAAPPTABILITYY..  

This plan will establish an integrative and fl exible framework to yield or en-
hance sustainable communities along the I-69/269 corridor in DeSoto Coun-
ty.  It will recognize the fast changing, unique situations that cannot be pre-
dicted today and allow for adaptability based on future market forces, and 
that planning is an ongoing activity.

This plan looks ahead for 50  years and more, and no one knows what the future 
will bring.  While certain things can be anticipated – such as the new interstate corri-
dor creating growth pressures and opportunities for prosperity – no one can say with 
any certainty how that change will play out.  The reality is that future growth and 
development will involve thousands and thousands of decisions among a myriad of 
public and private entities.  No one can program how that will happen.  However, 
a vision for the future can be set, that policies, rules, and procedures can eff ectively 
manage that growth.  That is in fact the role of local community planning – sett ing 
a vision for the future, and sett ing up a system that provides fl exibility, balancing 
public and private interests in furtherance of that vision. The key will be to build in 
fl exibility through an ongoing process of planning, monitoring, and updating plans.
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Example of a townhouse community with courtyards.  Developments like this offer an alterna-
tive housing choice to detached single-family neighborhoods that maintain a quality environ-
ment.  These types of developments are most appropriate in coordination with town centers 
or other higher activity areas. 

Single-family housing can come in a variety 
of sizes and styles.  These homes are 
examples of some of the diversity in hous-
ing types that would be appropriate in the 
corridor. 

6. HOUSINGG CCHOIICCEES. 

 The plan will promote a range of high-quality housing choices to meet 21st 
Century demographic needs.  

The need for a range of housing choices is closely related to the balanced com-
munity principle. Demographic changes suggest that the demand for housing is 
going to change.  Our population is becoming more diverse, and the demand for 
housing is likewise going to become more diverse.  The Baby Boom generation is 
starting to hit retirement age and is likely to continue to desire housing options other 
than detached single-family homes on large lots.  This is occurring at the same time 
that the so-called “Millennial Generation” is starting to enter the housing market; 
and evidence has shown that much of this generation prefers choices in addition to 
single-family subdivisions. These and other demographic changes point to the need 
for a range of housing choices.

However, planning for housing choice must be done carefully and deliberate-
ly.  In particular, more diverse housing choices must continue to embody a high 
standard of quality.  For example, there is litt le desire for conventional freestanding 
apartment complexes.  Non-single-family housing, such as townhouse condomini-
ums, should be carefully integrated with high-quality walkable mixed use nodes 
only at certain defi ned and planned locations, meeting high-quality standards set 
out in future plans and land use regulations.
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Multiple modes of travel can be accommodated in both rural settings, and . . .

. . . in more urbanized areas.  A balance of mobility options allows people freedom to 
move about and to access amenities and goods making for a more accessible environ-
ment and improving the sense of place. 

77. TRANSPORTATION MOODDES.  

The plan will include a range of trans-
portation options including pedes-
trian, bicycle, vehicular, and other 
people movers.

Many of the same demographic 
changes that are altering housing de-
mand are also changing the way trans-
portation is thought about.  Communi-
ties all over the country are recognizing 
that communities designed to be almost 
totally reliant on the personal automo-
bile are not sustainable.  While certainly 
roads need to be designed, built, and 
maintained to accommodate effi  cient 
and safe automobile traffi  c, other modes 
of transportation should be planned for 
as well.  In particular, mixes of land uses 
in certain defi ned areas and types of 
nodes that promote safe and att ractive 
pedestrian and bicycle facilities should 
be encouraged.  To the extent that other 
modes such as mass transit are available 
in DeSoto County, places should be de-
signed to accommodate them as well.
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Example of an urban public park in Little Rock, Arkansas.  Demand for these types of 
amenities will grow as the population increases. Funding the construction and mainte-
nance of these facilities falls to the local governments. 

The M.R. Davis Public Library is an example of the types of public facilities that will be increasingly in demand in the county to support the 
growing population.  Schools (not pictured) are also one of the largest capital facilities impacted by growth.  Provision of all these facilities 
and services will require fi scal preparedness. 

8. FISCALL RREESSPPOONNSIBILITY.  

The plan will encourage patterns and 
mixes of uses that produce positive 
fi scal benefi ts to local governments.  
The costs of providing public servic-
es and facilities will be fairly allocat-
ed among existing and new growth.

Not all growth pays for itself. New 
development does generate revenues for 
local government such as DeSoto Coun-
ty, but it also creates demand for public 
services and facilities, such as schools, 
roads, police and fi re service, parks, sew-
er, and water.  DeSoto County is dedi-
cated to providing public service that 
meets certain level-of-service standards, 
but it must do so in a fi scally responsible 
manner. It does not want new growth to 
place additional tax burdens on existing 
residents. 

As growth and development contin-
ues, there must be continued vigilance 
in making sure that public services and 
facilities can be provided in a timely and 
responsible manner.  Tools that measure 
and monitor the allocation of costs of 
growth should be developed. 
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9. CCOLLABORATION.  

The plan will establish strategies for 
collaborative efforts among gov-
ernment jurisdictions, semi-public 
agencies, and private companies 
and organizations.  In particular, new 
approaches to coordinating growth 
near jurisdictional boundaries will be 
created.

As much as DeSoto County is dedi-
cated to planning for the future, the real-
ity is that it only directly controls part of 
what will determine that future.  Many 
other public and semi-public agencies 
and jurisdictions also infl uence what 
happens.  Decisions about annexations 
by municipalities, about school locations 
by the school districts, about the location 
of sewer and water facilities by DCRUA, 
about roads by MDOT and the Federal 
Highway Administration, and many 
others have profound infl uences on how, 
where, and when growth occurs.  

Other regions have learned that, in 
order to capitalize on economic oppor-
tunities and minimize negative impacts 
of growth, they must fi nd a way to work 
together and collaborate. However, ris-
ing above jurisdictional diff erences, and 
avoiding “turf batt les,” is no easy task.  
DeSoto County, like all jurisdictions 
must retain its autonomy and fulfi ll its 
own fi duciary responsibilities through 
its elected leadership, but collaborative 
and coordinating approaches and tools 
must be employed to fully realize the 
economic potential of the area in a fi s-
cally responsible manner.  
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100. BBALANCCEE OOFF VVALUESS.  

The plan must embody local values 
– planning for a desired future qual-
ity of life will be balanced with the 
protection of private property rights.

Finally, the county must not lose sight 
of the fact that the vast majority of new 
growth and development will occur on 
land that is in private ownership—much 
of it held in large assemblages by fami-
lies that have been in DeSoto County for 
generations.  Private property rights are 
a core part of our system, and they are 
given great respect.  However, not every 
land use is appropriate everywhere.  Part 
of the legal tradition of property rights 
also involves avoiding negative impacts 
of uses on adjacent properties.  Like-
wise, local governments are responsible 
for providing public services and facili-
ties for new development, and the way 
in which land is used can impact the 
effi  cient use of tax dollars.  Part of the 
local planning process involves balancing 
these interests.

Rural character is important to both existing and future residents, but the value of preserv-
ing land in agricultural or open space must be balanced with the need for economic 
development and accommodating growth. 

Development can be accommodated in a style that is sensitive to 
the community identity of a smaller scale rural community without 
prohibiting reasonable growth. This example of a bank represents 
high quality design in a community that can be compatible with a 
residential or rural character. 

Snowden Grove in Southaven is a new commercial development that  
uses nostalgic or historic references to maintain some of the rural com-
munity character.   
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The Strategic Plan presents overall policy guidance and strategic 
recommendations for the stewardship of the resources associat-
ed with the I-69/I-269 Corridor in the central portion of DeSoto 
County.  These strategies have been crafted in direct response to 

the guiding principles presented in the Corridor Compass (Part 1) and re-
flect the input and evaluation of the DeSoto County Planning Commission 
(as the steering committee and planners for this process), and the general 
public and stakeholders. While these strategies are designed specifically 
for the I-69/I-269 Corridor, many of the policies that they may spur will be 
applicable countywide.  

Each of the following strategic goals is supported by recommendations 
in the Development Framework Plan (Part 3), the Placetype Guidelines 
(Part 4), Public Facilities Planning Guide (Part 5), and the Implementation 
Guide (Part 6).  The implementation tools identified following each strate-
gic goal are defined and explained in further detail in the Implementation 
Guide.  A work plan is also included as part of the Implementation Guide, 
placing these implementation actions into a time frame and assigning re-
sponsible parties to lead the efforts.  

The strategies are presented for four topical areas: 

•• Economic Development & Job Creation

•• Infrastructure & Facilities

•• Community Character & Land Use, and 

•• Public Health, Safety, & Welfare

GUIDING PRINCIPLES

•	 The importance of leadership in capital-
izing on the 21st Century economy

•	 Promoting a DeSoto County brand for 
economic development and community 
identity

•	 Establishing DeSoto County as a full 
and balanced community, not just a 
bedroom community for the region

•	 Making great and lasting places in 
DeSoto County

•	 Being flexible to allow for market and 
economic forces to operate over a long 
period of time

•	 Providing housing choices for DeSoto 
County citizens

•	 Providing transportation choices
•	 Promoting fiscally responsible growth
•	 Promoting collaboration among DeSoto 

County public and semi-public agencies
•	 Balancing and respecting public values 

and private rights

Introduction
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Strategic goals for economic development and job creation in-
clude targets for the attraction and retention of high paying job 
creation businesses.  The goals are related to economic devel-
opment efforts, marketing efforts, and site preparation efforts 

for prime locations for marketing to attract companies to the county/
corridor.  Goals target actions that the county planning commission, 
board of supervisors, county departments and other agencies can refer 
to as a statement of intent for economic development and job creation 
activities. 

These goals are strongly supported through the sector plan recom-
mendations and the Placetype Guidelines. Topical goals for economic 
development and job creation should be directed by the guiding prin-
ciples, which means that these goals will always require mindful con-
nections with the idea of 21st century economy, fiscal sustainability, 
choices, and balancing of values. 

In pursuit of the guiding principles and vision established in the 
Corridor Compass, DeSoto County will. . . 

Economic Development & Job Creation

-3-

Goals

1



DeSoto

Continue coordination of job force 
development between local busi-
nesses and educational institutions. 

A high proportion of the current 
workforce has some post-secondary ed-
ucation below a bachelor’s degree. This 
level of education has matched the quali-
fications of most local businesses. While 
DeSoto County education levels exceed 
those for the State of Mississippi, they 
trail the U.S. percentages of four-year 
college degrees and advanced degrees.  

Northwest Mississippi Community 
College, with two campuses in DeSoto 
County, has a focus on preparing work-
ers with skills to match the needs of local 
employers.  Good communication, and 
even collaboration in planning, between 
the college and employers is the key to 
aligning training programs with needed 
jobs skills.  The college must also be well-
informed of future industry recruitment 
targets so that they can plan programs to 
support those types of business activi-
ties. 

The University of Mississippi is co-lo-
cated with the community college at the 
DeSoto Center. Efforts could be made 
to encourage the university to bring 
more science, technology, engineering 
and mathematics (STEM) courses to the 
DeSoto Center.  Degrees in the area are 
insufficient to meet demand nationally, 
and the ratio of these degrees in north-
ern Mississippi is particularly low.  The 
STEM programs include computer sci-
ences and information technology, which 
along with engineering are projected to 
be continuing-growth occupations.

Maintain and increase the quality 
of life through responsible devel-
opment practices to attract people 
and businesses that can help grow 
the economy. 

The factors that have fueled DeSoto 
County’s growth over recent decades 
can be maintained.  Some factors such 
as out-migration from Memphis and 
the significant logistics advantages the 
county provides for some types of busi-
nesses will remain on their own.  Other 
factors, such as low tax rates and high 
quality K-12 schools, will require good 
planning and development practices to 
maintain them at current or increased 
levels-of-service (LOS) as growth con-
tinues. 

Today the county is an attractive place 
to live, but higher paying jobs required 
to maintain the lifestyle typical of the 
county are located outside the county.  
To attract higher paying jobs and the 
skilled workforce to fill those jobs will 
require quality of life enhancing ame-
nities including but not limited to in-
creased accessibility to broadband com-
munications and high levels-of-service.  

Reducing emissions so that the added 
vehicle miles traveled in the corridor do 
not negatively impact air quality will 
be important. Creating more walk-able 
communities will assist in lessening the 
air quality impacts of increased devel-
opment density in the corridor. 

Access to natural areas will become in-
creasingly important as the corridor 
becomes more developed. Maintaining 
choices in where people can settle is an 
element for maintaining a high quality 
of life.  Having options to live in a rural 
setting, a suburban neighborhood, or to 
find low maintenance housing in walk-
able communities will be needed to ac-
commodate future households as demo-
graphics change. 

Implementation Tools
•	 Plans (Comprehensive, 

Area, and Topical)
•	 Standards (Design, Mixed 

Use, and Conservation or 
Preservation)

Implementation Tools
•	 Workforce Training/ 

Education 
•	 Coordination

•	 Interagency, and
•	 Public/Private 
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Establish joint economic development agreements with service providers 
and other jurisdictions including local cities and neighboring jurisdictions. 

Regional economic development groups have proliferated as national and inter-
national site searches for businesses focus more on regions than on specific locations.  
Formal and informal economic development partnerships help raise the prominence 
of a region and make it more competitive in attracting prospective projects.  DeSo-
to County has participated in these types of partnerships including a four-county 
northern Mississippi alliance and a large multi-state council made up of counties in 
Mississippi, Arkansas and Tennessee, surrounding Memphis. 

More formal development agreements could also be sought between DeSoto County 
and other counties along the I-69/269 corridor.  The agreements could include mar-
keting and business recruitment, but could go beyond that to jointly develop indus-
trial sites.  Joint tourism and visitor industry efforts along the corridor could also be 
developed. 

In addition to coordinating with other communities, the county should consider 
coordinating with regional economic development partners like Entergy, TVA and 
other agencies which have economic development strategies to ensure economic de-
velopment efforts are aligned and compatible. 

Implementation Tools
•	 Interagency Coordination and 

Planning
•	 Joint Economic Development 

Agreements

Provide adequate public facilities, including schools, roads and utilities to 
support significant economic growth and development. 

Planning for future utility infrastructure should be an ongoing process.  The de-
livery mechanisms for telecommunications and information technology are rapidly 
evolving so preserving the flexibility to implement new technology as it arises will 
require frequent re-evaluation of infrastructure plans. Access through roadways is 
vital for movement of goods, and provision of adequate levels of sanitary sewer, 
potable water, and water for fire suppression is essential to support significant eco-
nomic growth.

The county should prepare facility plans, institute a capital improvement program, 
and consider instituting adequate public facility standards or policies to ensure in-
frastructure and services are adequate to meet current and future demands gener-
ated by growth and sufficient to attract and support economic development. 

DeSoto County has done an excellent job of staying ahead of growth in building new 
schools and building K-12 education capacity.  The school system has achieved an 
84.5% graduation rate which is nearly five percentage points above the U.S. average.  
The system has built 17 new schools in 10 years, creating local debt of over $200 mil-
lion. Balanced growth of both jobs and residents is needed to keep the cost of educa-
tion and other public facilities from outpacing tax revenues. 

By providing more housing diversity, the county will be better positioned to ac-
commodate empty-nester couples and young professionals as well as families with 
school aged children. 

Parks, recreational facilities and public gathering spaces to serve all types of house-
holds must be incorporated throughout the corridor.

Implementation Tools
•	 Plans (Comprehensive and 

Topical)
•	 Capital Improvement Pro-

grams
•	 Adequate Public Facilities 

Policies
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DeSoto

Maintain agricultural production as an important part of the local economy. 

While agriculture currently employs only 0.2% of the DeSoto County workforce, 
there is a strong historic tie to agriculture and a desire to keep both small farms and 
large agricultural operations as part of the community tapestry. National trends, 
such as the local food movement, could be embraced by the county as a way to sup-
port small family farms. Value-added agriculture operations could help ensure long-
term viability for larger agriculture operations. 

The local food movement stems from the belief that eating food that is grown locally 
is healthier and more environmentally sustainable. A sizeable portion of the popula-
tion is willing to pay the higher cost of organically produced foods. Farmers markets 
and the connection of local farmers with nearby wholesale restaurants and retailers 
who source locally grown foods are needed to promote DeSoto County farms and 
farmers. 

Agricultural operations have become highly mechanized and utilize sophisticated 
information technology tools.  As a result, the number of people required by these 
operations has declined dramatically while the output has gone up. The existing rail 
and highway transportation infrastructure in the county provide excellent access to 
national and international markets for farm products. Additional links to the Mis-
sissippi River either through a local port or other regional ports would also increase 
freight transportation from and into the county.  The national trend of adding value 
to agriculture by locating or integrating more processing at the point of production 
could be pursued as an economic development strategy.  Memphis has attracted 
several food processing operations and these types of companies may find it more 
economical to operate in DeSoto County.

Implementation Tools
•	 Standards (Rural and 

Agricultural Conservation)
•	 Agricultural Tax Exemption 

Programs
•	 Local Food Programs 

Create a local business incubator and support system that encourages entre-
preneurial enterprises. 

The importance of entrepreneurs has come to the forefront as some regions of 
the country, notably Silicon Valley, have prospered due to successful start-up com-
panies.  To capture that prosperity, a business environment that supports entrepre-
neurs and connects them with resources and investors is necessary. 

Fortunately there are many models for successful incubators and business start-up 
accelerators around the country.  Many of the most successful entrepreneurial pro-
grams focus on a specific type of business. A specific focus, or sector clustering, can 
maximize networking and strategic partnership opportunities. Examples include ef-
forts in the Kansas City metro region focusing on veterinary health care and food 
development, green technologies, and Chattanooga, Tennessee’s efforts to build tech 
based startups to coordinate with their local 1 Gig network. 

In smaller communities, incubators accept all types of businesses.  These types of 
incubators tend to focus more on providing basic tools, low cost space, and strength-
ening business plans.

DeSoto County leaders could begin by examining the successful incubators, accel-
erators and business boot camps in the immediate region.  This could potentially 
lead to collaboration with existing programs.

Implementation Tools
•	 Incubator Program
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Identify targeted economic development sites with good access and 
high visibility, reserve them for economic development, and prepare 
them for development with utility, transportation and communications 
infrastructure to create “development ready” sites in the corridor/
county. 

In a presentation to the Stewardship Plan steering committee, DeSoto 
County’s economic development agency reported that it would be beneficial 
to the county to plan for additional development sites.  Some of the largest 
industrial development sites in the county are nearing capacity.  The I-69/269 
corridor will provide the opportunity to develop sites with the access and vis-
ibility that have made other sites in DeSoto County very successful in attract-
ing new companies. 

For sites to be competitive in the current development market, they must be 
to some degree “development ready.”  State and regional economic develop-
ment agencies have invested heavily in assembling large tracts, conducting 
environmental tests and extending infrastructure to sites to get them shovel 
ready and attractive to new and emerging employers.

DeSoto County could leverage infrastructure improvements along the corri-
dor to extend infrastructure to potential industrial and commercial sites.  The 
type of economic development that the county chooses to target is a key factor 
in the size of sites and the type of infrastructure needed. 

The county could prioritize this effort and use the “targeted economic devel-
opment sites study and plan” as a framework piece to an updated Compre-
hensive Plan and Capital Improvement Program. 

Provide support and incentive 
packages for business start-ups and 
investment in the corridor to attract 
international and global businesses.

Many incentives for business come 
from the state level or from regional 
power generators, such as Entergy Mis-
sissippi and Tennessee Valley Authority.  
DeSoto County also has access to devel-
opment funds from national agencies 
such as the Delta Regional Authority and 
state agencies such as the Mississippi De-
velopment Authority. 

DeSoto County leaders should continue 
to maintain close working relationships 
with these agencies so that incentive 
packages can quickly be designed for 
large international investments seeking a 
central U.S. location. 

Local investment in infrastructure im-
provements and the establishment of 
“development ready sites” should also 
be considered a form of incentive. Implementation Tools

•	 Plans (Topical for Targeted 
Economic Development Sites)

•	 Plans (Comprehensive and 
Facility)

•	 Capital Improvement Programs

Implementation Tools
•	 Business Incentive Programs
•	 Making Infrastructure 

Improvements and creating 
Development Ready Sites

•	 Coordination (Public/Private)
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DeSoto

Create an enhanced regional, national, or global branding and marketing 
strategy for the corridor and county to attract investors. 

DeSoto County has significant assets to market to potential investors.  Location, 
transportation infrastructure, quality of the workforce and quality of life should all 
be represented by the brand and then promoted through a coordinated marketing 
strategy.  

The increased national visibility the county will gain when the I-69/269 Corridor is 
complete offers ongoing opportunities to promote the DeSoto County brand and 
market the county’s advantages. DeSoto County should showcase its existing eco-
nomic base and its impressive growth as evidence of these advantages.

DeSoto County should engage professionals with economic development and com-
munity branding expertise to develop a high impact brand, effective brand commu-
nication tools and a marketing plan.  The marketing plan should encompass every-
thing from highway signage to web and social media. 

Implementation Tools
•	 Marketing Plan 
•	 Branding Platform
•	 Communications Tools

Maintain the potential for a river port facility in the corridor/county. 

Past studies have indicated the feasibility of developing a port on the Mississip-
pi River in DeSoto County.  To be prepared to meet the needs of an industry requir-
ing port access, or to be better positioned to take advantage of increased waterborne 
transportation worldwide, DeSoto County planners should begin addressing some 
of the steps that would be required to develop a port facility and incorporate them 
in the Comprehensive and Facility Plans.  

The U.S. Corp of Engineers’ regulations and requirements should be reviewed and a 
dialog opened with the Corp, as to their potential approval of a port.  The local levy 
authorities should also be consulted to find acceptable access points to a port facility.  
The approval and development process may be lengthy, so having a plan in place 
could greatly speed construction of port facilities if an opportunity arises. 

Implementation Tools
•	 Plans (Comprehensive and Topical)
•	 Capital Improvement Program
•	 Coordination (Public/Private)
•	 Interlocational Agreements (Possibility)
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Goals

Strategic goals for infrastructure and services include targets for the ex-
pansion and maintenance of infrastructure and facilities in the corridor.  
Topics addressed under this category include provision of transporta-
tion, utility, and telecommunications infrastructure, and facility goals 

for county provided services including schools, libraries, parks, and others. 
These goals will be strongly supported through the Sector Plan Recommenda-
tions and the Placetype Guidelines.

In pursuit of the guiding principles and vision established in the Corridor 
Compass, DeSoto County will:  . . .

I n f ra  s t r u c t u r e  &  Facili      t i e s
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DeSoto

Coordinate among agencies responsible for utility and infrastructure improve-
ments to incorporate communication, power, water, sewer, and transporta-
tion into the same easements and bury utilities to reduce excavation and 
repaving costs.

Excavation for installation of utilities requires significant funding; costs are com-
pounded when roads and sidewalks are built and then utilities are installed later 
requiring excavation and repairs to these facilities.  Shared rights-of-way and ease-
ments make efficient use of the land area and should continue to be encouraged.  
Efforts to coordinate the installation of new utilities in conjunction with road and 
sidewalk improvements or installation can save significant money in both the short- 
and long-term. 

The county should require future or existing utility lines including gas, fiber optics 
for high speed communications, cable television, electric distribution lines, and tele-
phone be buried as appropriate during the design review process and in accordance 
with local, regional and state rules, regulations and tariffs. 

The county should encourage the co-location and placement of utility facilities along 
public rights-of-way and in underground distribution lines in accordance with state 
rules and regulations. 

Encourage siting of large, above ground utilities (e.g. antennas, towers) in industrial 
or commercial areas or along appropriate transportation and utility corridors. 

Prepare a comprehensive plan and/or coordinated land use and facility plans 
to ensure that the location of growth is consistent among agencies.

Using this Stewardship Plan as a framework, the county should work closely 
with the respective agencies to coordinate the creation of facility plans for water, 
sewer, transportation, fire/EMS, law enforcement, schools, electricity, gas, parks and 
recreation, and libraries. The purpose of these plans is to ensure that the provision 
of new facilities is coordinated with planned locations for new growth and does 
not cause undue growth and/or strain on other facilities (for example, a new school 
that is located in a place inconsistent with the Stewardship Plan could put an undue 
strain on the transportation network, and attract residential development to an area 
targeted for rural or agricultural character).

In many cases, the respective agencies already have some type of facility plan in 
place. The county should work closely with those agencies to ensure existing plans 
are consistent with the development framework in the Stewardship Plan and ulti-
mately adopt those plans as part of a comprehensive plan and/or coordinated land 
use and facility plan.

Implementation 
Tools
•	 Coordinated Utility 

and Facility Plans
•	 Capital Improvement 

Program

Implementation 
Tools
•	 Comprehensive 

Facility and 
Transportation/Major 
Thoroughfare Plans 

•	 Capital Improvement 
Programs

•	 Interagency 
Coordination

•	 Developments of 
County Significance

Prepare long-range facility plans, five year capital improvement plans, and 
annual capital budgets based on growth projections and current land use or 
comprehensive plans to anticipate future demand for facilities.

To ensure that capital improvements for facilities are fiscally efficient, the county 
should consider the adoption of five-year capital improvement plans (CIP) and capi-
tal budgets for all public facilities. The plans and budgets should be consistent with 
current land use and near-term growth projections. If the county chooses to adopt a 
comprehensive plan and/or coordinated land use and facility plan, the CIP should 
be consistent. Ideally, the CIP and budget would be developed using level-of-service 
standards, where appropriate, for various facilities. 

Implementation 
Tools
•	 Comprehensive and 

Facility Plans
•	 Capital Improvement 

Programs
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Encourage development patterns that are efficient in their demands for 
infrastructure and public facilities and adopted regulations to allow and 
promote efficient forms of development.

Different types of development patterns place different demands on infrastruc-
ture and public facilities. The county should consider the encouragement of devel-
opment patterns that are efficient in their use of infrastructure and public facilities.  
Many of the placetypes described in this Stewardship Plan provide guidance for 
infrastructure elements and typically the more compact development forms require 
less infrastructure per building lot.  

This encouragement could occur through a number of ways, including zoning and 
subdivision regulations and/or overlay districts, variable user fee structures and oth-
er incentives, and infrastructure management practices like access management for 
roadways.  In order for these regulations and/or incentives to be technically sound 
and defensible, it is strongly recommended that the county prepare a fiscal impact 
analysis that examines the relationship between different types of development and 
the costs to provide services and facilities.  In conjunction with a fiscal impact analy-
sis, the county may also consider adequate public facility policies that reflect the 
need to meet targeted levels-of-service as development occurs. These policies can be 
used as benchmarks against which to evaluate the demands of a specific develop-
ment on infrastructure, facilities, and services.

Implementation 
Tools
•	 Standards
•	 Plans (Comprehensive and 

Facility)
•	 Capital Improvement 

Programs
•	 Adequate Public Facilities 

Policies
•	 Developments of County 

Significance

Prepare a fiscal impact assessment of projected growth and evaluate service 
fee structures and tax rates in accordance with the assessment results.

The county should consider the completion of a fiscal impact assessment of 
projected growth within the context of this Stewardship Plan and any subsequent 
countywide comprehensive plans. Such an analysis will give the county a good un-
derstanding of the cost to serve various land use and development patterns as well 
as a technically sound and defensible basis for setting appropriate user fees and tax 
rates as the demand for public facilities and services increases with growth.

Specifically, the county should prepare an analysis of the impacts of the type and 
location of new development on water, sewer, transportation, fire/EMS, law en-
forcement, schools, electricity, gas, parks and recreation, and libraries. The analysis 
should take into account the existing tax/fee structure in determining the amount of 
revenue that will be generated. This should give the county a start in determining if 
the existing revenue structure is adequate or if revisions are necessary.

Should the county choose to develop a capital improvement plan (CIP) and associ-
ated budget, it should be consistent with the findings of the fiscal impact analysis.

Implementation 
Tools
•	 Fiscal Impact Analysis
•	 Plans (Comprehensive 

and Facility)
•	 Capital Improvement 

Program
•	 Adequate Public Facili-

ties Policies
•	 Taxes and Fees
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DeSoto

Identify level-of-service targets and operating capacities of existing facilities 
and use these to project future demands.

As a basis for developing facility plans, capital improvement plans and fiscal im-
pact analyses and associated tax/fee structures, the county should consider develop-
ing standards for levels-of-service and operating capacities for various public services 
and facilities. These standards should be reflective of the community’s expectations for 
quality of life (for example, if residents place a high value on access to parks, the stan-
dards should reflect that) and be based on commonly accepted standards.

There are a number of resources for public facility level-of-service standards, including 
The National Park and Recreation Association, Mississippi and Federal Department of 
Transportation and service records from local utilities. Examples of levels-of-service 
include:

•• Transportation: Multi-modal level-of-service.

•• Parks: Parks or park acreage per 1,000 residents; a targeted num-
ber of residents or households within one mile of a park.

•• Schools: Students per classroom, students per school.

•• Fire/EMS: Response times, number of calls per response unit.

Suggested Levels of Service for various facilities are provided in the Public Facilities 
Planning Guide.  

Facilitate service delivery agreements to coordinate service delivery between 
service districts and providers; coordinate these efforts with the economic 
development agreements or strategies.

The county is in a unique position to help coordinate service delivery amongst the 
various jurisdiction and service agencies.  When and where, and how development 
can happen is strongly affected by access to and from infrastructure and services.  The 
county should incorporate service and facility capacities and plans into a compre-
hensive plan effort for the whole county. This effort should be coordinated with the 
various elements of the comprehensive plan including land use, transportation, and 
economic development strategies.  As an implementation step for this coordination, 
the county should facilitate service delivery agreements which should be coordinated 
with economic development agreements and targeted economic development sites. 
Because the county only provides a few of the infrastructure and services directly it 
will be essential to coordinate with the other agencies to achieve the strategic goals in 
conjunction with the guiding principles in the Corridor Compass. 

Implementation Tools
•	 Plans (Comprehensive and Facility) 
•	 Capital Improvement Programs
•	 Joint Economic Development Agreements 

(See Coordination)
•	 Service Delivery Agreements (See Coordina-

tion)  

Implementation 
Tools
•	 Plans (Topical/Public 

Facility)
•	 Capital Improvement 

Programs
•	 Adequate Public 

Facility Policies
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Use utility and facility expansion strategically to target economic growth 
areas and generate additional revenue to offset the cost of providing services 
and utilities to high demand residential development.

The county should consider adopting an Adequate Public Facilities Ordinance. 
Many growing areas are faced with the challenge of providing water, sewer, roads, 
and schools necessary to serve their expanding populations. To address the prob-
lem, Adequate Public Facilities Ordinances (APFOs or Concurrency Regulations) 
have emerged as a planning technique designed to control the timing of develop-
ment. Local governments adopt these ordinances with the intent of ensuring needed 
public services are made available as new projects are constructed. By creating par-
ity between the demand for public facilities and the delivery of new infrastructure, 
APFOs hope to provide municipalities with an effective management tool. Adequate 
Public Facilities Ordinances provide local governments with a mechanism to control 
the timing of development without prohibiting all new construction. The method 
chosen by a local government to achieve concurrency is a critical factor determining 
the effectiveness of the ordinance. 

The county must first determine which public services will be governed by the or-
dinance. A level-of-service standard is then established for each public service in-
cluded in the ordinance. The LOS determination creates an objective standard for 
evaluating the impact each unit of demand places on the municipality’s infrastruc-
ture. The county then examines the demand placed on its infrastructure by existing 
development. Before new development can proceed, the developer must show the 
existing infrastructure can support the new demand at the level-of-service standard 
established by the ordinance. If capacity exists, the project receives an adequacy per-
mit and the development is allowed to move forward. When a particular develop-
ment is denied an adequacy permit, it is placed on hold until infrastructure is avail-
able. Some adequate public facility ordinance structures attempt to avoid delays 
by allowing real estate developers to fund new infrastructure through voluntary 
exactions. These regulations become subject to legal challenges when “voluntary” 
exactions effectively force developers into paying fees in exchange for the right to 
develop.

Implementation 
Tools
•	 Targeted Economic De-

velopment Sites Study
•	 Capital Improvements 

Program
•	 Adequate Public Facili-

ties Policies
•	 Plan (Comprehensive 

and Area)
•	 Standards (General 

Development)
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DeSoto

Establish a development review and impact assessment process for Devel-
opments of County Significance (DoCS) which are non-conforming to the 
other recommendations of this plan or of future utility or facility plans but 
may contribute to the general good for the county. 

While it is possible to assume growth pressures will be higher in high-visibility, 
high-access locations along the highway corridor, it is impossible to predict where 
development will actually occur. Because of the magnitude of the study area, and 
the cost of building and maintaining infrastructure like roads, and utilities, the 
county cannot just plan and build these public facilities everywhere at the same 
time throughout the corridor.   The county can plan for land use possibilities and 
then prepare plans for infrastructure that coordinate with those possibilities, but 
sometimes development that we did not plan on can contribute very beneficially to 
the community.   

To allow for review of large-scale proposed development which is non-conforming 
with the general or specific recommendations of this plan or other county planning 
documents, the county should consider the establishment of a Developments of 
County Significance (DoCS) review process.  

DoCS proposals would need to be accompanied by an impact assessment on the 
various public facilities, and indicate how the development would be serviced.  
When the planning commission and board of supervisors find that a DoCS would 
contribute substantial new jobs or other economic or quality of life benefits and 
could be adequately served by existing infrastructure or could build its own facili-
ties to county planned standards, the project could be approved for development 
even if it is non-conforming with the plans of the county. The findings of the impact 
assessment would need to be coordinated with the targeted LOS for facilities estab-
lished in their various plans. 

Implementation Tools
•	 Capital Improvements Program
•	 Adequate Public Facilities Policies
•	 Plan (Comprehensive)
•	 Standards (General Development)
•	 Developments of County Significance Review Process
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Strategic goals for community character and land include targets for the physi-
cal design and character of the natural and built environment in the corridor. 
Community character topics address the desire to maintain existing charac-
ter of the established community, providing a range of community options 

from rural to urban and everything in-between, and the transportation functions 
and characteristics, open spaces, and alternative energy production (solar, wind) as 
appropriate.  These goals will be strongly supported through the sector plan recom-
mendations in the Development Framework Plan and the Placetype Guidelines.

In pursuit of the guiding principles and vision established in the Corridor 
Compass, DeSoto County will. . .

Goals
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DeSoto

Encourage development practices and patterns that will reduce the long-term potential for road congestion and 
school overcrowding, and increase utility and infrastructure provisions where needed.

How, when, and where develop-
ment happens in the corridor over the 
coming decades will have a significant 
effect on the long-term functionality of 
the County’s local road network.  Build-
ing new homes in school service areas 
that have capacity for new students is 
also more efficient than extensive green-
field development of housing in areas 
where there is no existing school infra-
structure.  While growth inherently plac-
es demands on existing infrastructure 
and facilities, carefully planned growth 
can have fewer negative impacts on in-
frastructure as well as the fiscal condi-
tions in the County. 

In order to encourage development prac-
tices and patterns that will reduce the 
long-term potential for road congestion, 
the County should update the Major 
Thoroughfare Plan, and carefully moni-
tor the maintenance of a network hierar-
chy to ensure roadways are functioning 
at their appropriate level. The pattern of 
new roads and access to existing roads 
should be moderated by the functional 
classification of the roadways.  The func-
tional classification, level of connectiv-
ity, and proximity to other uses are all 
strong factors in both the development 
pattern as well as the levels of road con-
gestion.  Methods to support a functional 
local street network that is less prone to 
extreme congestion include: access man-

agement standards based on the road’s 
functional classification and connectivity 
indices for new subdivisions and devel-
opments to provide alternative routes so 
all traffic generated is not loading onto 
one or two major roadways.  

Development patterns that include sites 
for schools within them can be an effec-
tive way of reducing the constant search 
for suitable locations for new school sites 
as the population grows.  Also encourag-
ing development patterns that incorpo-
rate alternative housing forms can cater 
to the growing number of single-person 
households, empty nesters, and young 
professionals without children who will 
make up the majority of the housing 
market in the coming decades, and can 
increase population in the corridor with-
out dramatically increasing the popula-
tion of school aged children.  Providing 
for school sites within developing areas 
and allowing for development of multi-
ple housing types (not just single-family 
detached) homes can help reduce school 
crowding issues as the corridor grows. 

Compact mixed-use development sup-
ports alternative methods of travel that 
do not increase vehicular traffic on the 
roadways.  When homes, businesses, ser-
vices and amenities are accessible within 
one-quarter to one-half mile of each 
other, people can walk or bike to desti-

nations rather than taking car trips.  This 
has the effect of improving individual 
quality of life because of higher access 
to daily needs and jobs, as well as pro-
moting exercise rather than lengthy com-
mutes sitting in cars.  Compact mixed-
use development also requires higher 
levels of infrastructure (sanitary sewer, 
centralized water services, communica-
tions/broadband services) but provision 
of these services becomes more efficient 
at higher intensities, and these services 
can serve as economic attractants to busi-
nesses which will create jobs.  

In order to support compact mixed-use 
development, the County should up-
date development standards to allow for 
mixed use development and create infra-
structure provision policies to support 
increased intensities of development in 
targeted areas. 

Implementation 
Tools
•	 Plans (Area or Topical/

Major Thoroughfare Plan)
•	 Connectivity Indices
•	 Comprehensive Plan
•	 Standards (Design or 

Planned Development)
•	 Adequate Public Facili-

ties Policies
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Identify locations with intrinsic natural, historic, or cultural value that should 
be conserved or preserved from development.

The natural, historic, and cultural sites, landscapes and resources contribute to 
the established character and quality of life in DeSoto County and the corridor.  This 
planning process has revealed a desire to maintain the essence of the existing char-
acteristics of the County/corridor as the highway construction is completed over the 
next five years.  Once I-269 is completed, new areas of the corridor will be opened to 
development pressures and the existing landscape will change.  An analysis of the 
estimated growth trends and the amount of land available to accommodate devel-
opment indicates that there is adequate land area to accommodate both decades of 
residential and business growth and still maintain locally significant landscapes and 
resources.  

Participants in the planning process for this Stewardship Plan have indicated a de-
sire to maintain the natural landscapes particularly in and around the Coldwater 
River Corridor, and a desire to maintain agriculture and rural landscapes both as 
part of the corridor’s physical character as well as part of the quality of life and eco-
nomic contribution. 

In efforts to conserve or preserve these features for future generations, the County 
should engage in a program to identify local natural, historic, and cultural assets.  
This study or effort should include landowners and residents as well as regional 
partners in the identification of these resources.  To promote their conservation and 
preservation, the County should then identify programs that allow for voluntary 
preservation of these features during the development process or provide incentives 
to maintain the areas in a natural state.   Programs such as agricultural and farm-
stead tax exemption programs, land trusts and development right sales programs, 
conservation development districts and options, parks, and wildlife preserves/re-
serves could be considered methods to conserve or preserve locations with intrin-
sic natural, historic or cultural value.  Any program established must recognize the 
inherent property rights of the landowner.  Owners of larger tracts of undeveloped 
or agricultural land should not shoulder the burden of providing “open spaces” 
to homeowners in the area.  The desire to maintain open spaces must be balanced 
with the development pressures and growing demand for residential and business 
development.  

Implementation Tools
•	 Area Parks, Recreation, and 

Trails Plans
•	 Agricultural Tax Exemption 

Programs
•	 Land Trusts
•	 Conservation or Preservation 

Standards
•	 Development Rights Pro-

grams
•	 Water Quality Standards
•	 Conservation Subdivision 

Standards 

Prepare and adopt an updated comprehensive plan and/or coordinated 
land use and facility plans to ensure that the location of growth is consistent 
among agencies.

This Stewardship Plan sets the stage for an update to the County’s comprehen-
sive plan in coordination with facility plans or capital improvement plans.  Recog-
nizing the likely growth pressures will increase as the I-269 segment of the highway 
corridor is completed, a comprehensive plan will serve as an essential guide for 
development review and approval in conjunction with a major thoroughfare plan, 
and other facility plans that coordinate policies across the County departments in 
regard to growth and development factors. The comprehensive plan should include 
land use, transportation, utilities and infrastructure, and public facilities recommen-
dations. 

Implementation Tools
•	 Comprehensive, Facility, 

Major Thoroughfare Plans
•	 Capital Improvement Pro-

grams
•	 Updated Development 

Standards
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DeSoto

Identify key locations to accommodate economic development and job-
creating land uses, and establish land use policies and standards to facilitate 
their development as such.

This process has identified a specific need for development ready sites to accom-
modate job-creating enterprises—particularly in the central and western portions 
of the corridor.  With high desirability in the corridor for residential developments, 
business development can often find opposition from residents that do not want in-
dustrial uses in or near their neighborhoods.  The alternative to building businesses 
near existing or newly established neighborhoods is to identify and prepare sites for 
business development in areas where growth is anticipated in the future to establish 
the employers and then let the residential uses be built near the new jobs.  

The County can assist in this process to foster business growth by working with 
the economic development council to identify key sites for economic development 
and working through the comprehensive planning and capital improvement pro-
cess to target these sites for infrastructure provision including but not limited to 
communications infrastructure, transportation, and in some cases water and sewer.  
While the site identification should be compatible with any future land use maps 
created by the County, a separate economic development sites map and inventory 
should be maintained.  Finally, the County may consider establishing development 
standards that specify business development in targeted locations, to reserve these 
key sites from residential development.  

Implementation 
Tools
•	 Plans (Comprehensive 

and Topical—Targeted 
Economic Development 
Sites)

•	 Capital Improvement 
Program

Engage in intergovernmental (joint city/County) planning for areas within 
targeted annexation areas of the cities to encourage a development pattern 
that works on a countywide basis while meeting the goals of the local 
jurisdictions.

The stewardship of the corridor is influenced by not only the County but the 
other agencies and jurisdictions that may provide services or annex areas as devel-
opment continues.  The County is in a unique situation to help think about systems 
and development patterns that will work for the overall corridor, but partnerships 
in thinking and action will be necessary for execution of the vision.  Close coopera-
tion, collaboration and communication will be needed in planning for areas that are 
targeted for annexation into the cities.  

The County should take the role of regional coordination for planning in the 
corridor and incorporate land use, adequate public facilities, and transportation net-
works into targeted joint city/County planning efforts for the various sectors of the 
corridor. 

The professional planners of the DeSoto County communities established the 
Bouchillon Institute of Community Planning to “advance the knowledge and so-
phistication of Planning in the North Mississippi Area.” The Institute was formed in 
honor of A.W. Bouchillon, first planning director of DeSoto County.  Mr. Bouchillon 
was responsible for establishing the first planning program in DeSoto County in 
1958.  The Institute provides an arena for the County’s planners to come together 
and reach out to adjacent jurisdictions to coordinate planning efforts.  The Institute 
could potentially serve as the regional coordination point of these efforts.

Implementation 
Tools
•	 Plans (Comprehensive, 

Area and Topical)
•	 Coordination
•	 Annexation Agreements 

and Interlocational Coop-
eration 

•	 Adequate Public Facility 
Policies

•	 Standards (Special Devel-
opment District)
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Educate the public and landowners about alternative development forms 
not currently being employed in DeSoto County.

The County could partner with other regional planning agencies through the 
Bouchillon Institute including the local jurisdictions and the Memphis MPO to pro-
mote development trend education through public outreach and leadership train-
ing or academies.  The County may consider a leadership academy with a focus on 
development and economic development projects that explore new forms not cur-
rently employed in the County.  These efforts could build on the scenario exercises  
started as part of the Stewardship Plan.  

Prepare and adopt modernized and updated development standards that 
are flexible and adaptable yet provide for predictability in the development 
process—the standards should allow for new-to-the-county forms of devel-
opment, set expectations for development, and facilitate an efficient and 
easy to navigate development process.

Updated redevelopment standards are an essential tool in the implementation 
of the preceding recommendations.  The County should consider following up the 
adoption of Sector Plans or a countywide comprehensive plan with targeted devel-
opment regulation updates to implement the recommendation of the plans.  Tar-
geted additions of mixed-use development districts, conservation subdivisions, and 
other forms that are currently not specifically addressed in the County’s regulations 
may be undertaken incrementally as development pressures in the various sectors 
will be at different intensities.  

Implementation Tools
•	 Plans (Comprehensive or 

Area)
•	 Standards (Updated/New 

Development) 

Examples of uses and development that will start to emerge in the corridor as the highway interchanges are completed.  

Implementation Tools
•	 Leadership Academy Activi-

ties
•	 Standards (Updated Devel-

opment Standards)
•	 Education Media and Pro-

grams
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Strategic goals for public health, safety, and welfare will include tar-
gets for the creation of an environment where the essential needs of 
the people are met and an underlying goal of a high quality-of-life is 
pursued.  The topics addressed in this category will cover public safety 

services, access to exercise and healthy environments, air quality, water qual-
ity, energy conservation and efficiency practices, and education.  These goals 
will be strongly supported through the sector plan recommendations in the 
Development Framework Plan and the Placetype Guidelines.

In pursuit of the guiding principles and vision established in the 
Corridor Compass, DeSoto County will. . .

Goals
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DeSoto

Establish a local road network and distribution of safety service facili-
ties throughout the County/corridor that allows for alternative routes and 
adequate response times as local populations grow and traffic increases on 
local streets. 

Central to this strategic goal is the County’s ability to coordinate the provision 
of adequate local road networks, and accessible safety service facilities in conjunc-
tion with and compatible with future land development patterns.  The first step in 
achieving this is the creation of coordinated land use, major thoroughfare, and safe-
ty-service facility plans that focus particularly on the necessary capacity and location 
of roads and facilities to adequately service new and growing development areas.  

This stewardship planning process provides an initial growth scenario that the 
County may consider to calculate the demand for services and infrastructure.  The 
Development Framework Plan and accompanying Placetype Guidelines also pro-
vide incremental recommendations for how the road network and safety-service 
facilities may need to be improved to serve growing development patterns in the 
corridor.   However, this plan is not a future land use plan and therefore does not 
provide the specific guidance that a comprehensive or future land use plan would.  
The County may have additional planning steps to undertake as part of more de-
tailed sector plans, capital improvement plans, and comprehensive plan to address 
the linkage to forecast the need for future safety services and road networks.  

An additional tool the County should consider using to evaluate the correlation be-
tween growth and call response times for safety services is a Geographic Informa-
tion System (GIS) based demand model.  This tool is built based on existing and 
future infrastructure conditions and growth patterns and helps project the approxi-
mate response times for police, fire, and EMS services.  These models can be used to 
help identify targeted locations for additional stations or facilities.  

Implementation 
Tools

 
•	 Comprehensive, Area, 

or Major Thoroughfare 
Plans

•	 Access Management 
Standards

•	 Connectivity Indices
•	 Capital Improvement 

Programs
•	 Adequate Public Facili-

ties Policies
•	 GIS predictive models 

Establish targeted future levels-of-service (LOS) and prepare capital facility 
plans for sheriff, fire protection, and EMS which correspond to anticipated 
growth trends. 

Providing adequate coverage by the County safety service providers will require 
coordination of facility planning and implementation through the construction and 
provisioning of new facilities with staff and equipment.  The County should evalu-
ate the current system of safety service provision and determine if current levels-of-
service will be adequate to serve future populations, or if as the development pattern 
changes, modified future levels-of-service will be targeted.  Using these established 
targets the County should partner with the agencies and departments providing the 
services to prepare capital facility plans and consider operational plans as well.  See 
the Public Facilities Guide for suggestions on levels-of-service and capital facility 
planning targets. 

Implementation 
Tools
•	 Capital Facility Programs
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Establish a strategy to evolve the provision of safety services in a more urban-
ized environment as the corridor develops over the coming decades—tran-
sitioning from a primarily low density rural community to a more developed 
area. 

As the corridor urbanizes over the coming decades, the County may find the 
traditional rural ways of providing services will not be able to adequately respond 
to the demands placed on them by an increasing population.  Particular areas which 
will require examination will be the volunteer fire departments and EMS response.  
As populations increase call frequency and volume will also increase.  At some point 
the corridor population and development intensity may surpass what can adequate-
ly be serviced by volunteer services.  The County should establish a review and 
assessment program to determine where those thresholds are and plan accordingly 
for future needs.  Coordination with the fire departments will be essential in this 
process. 

Implementation 
Tools
•	 Plans (Topical)
•	 Coordination

Identify and promote development patterns and practices that support water and air quality management. 

Part of maintaining the safety, health, 
and welfare of the people living in the 
corridor is providing an environment 
with air and water quality that does not 
pose health risks to the individuals ex-
posed to these elements.  In its current 
relatively sparsely developed status the 
corridor has reasonably high water and 
air quality.  As recently as 2011, the Envi-
ronmental Protection Agency identified 
the northern parts of the County as part 
of a non-attainment zone for air qual-
ity (although local indicators are within 
acceptable levels).  As development in-
creases in the corridor, without proper 
promotions the air and water quality can 
deteriorate.  

Water quality is strongly influenced by 
agricultural run-off, non-point source 
contaminants (oil and pollutants spread 
across large areas), increased sediment 
and pollutant content from run-off dur-
ing development, and aquifer contami-
nation as a function of these conditions.  
The quantity of impervious surface and 
disturbance of natural wetlands within a 
water system can be among the most det-
rimental factors for water quality.  This 
Stewardship Plan indicates that the iden-
tification and protection of important en-
vironmental resources is a strategic goal 
(See Community Character and Land 
Use) which includes water resources.  

The County should consider adoption 
of development regulations that address 
protection of water quality both through 
where and what kinds of development 
occur, but also the actual development 
practices themselves to help maintain 
water quality during construction ac-
tivity. Water is a resource that gives the 
County a competitive advantage to other 
regions, and is worth protecting. 

Air quality is affected by airborne pol-
lutants primarily generated through the 
combustion of fossil fuels. The types of 
air pollution sources include both mobile 
and stationary sources.  Mobile sources 
include motor vehicles, engines, and 
equipment that moves or can be moved 
from place to place.  This type of pollu-
tion typically follows traffic patterns and 
transportation infrastructure.  Station-
ary sources include any place or struc-
ture from which pollutants are released. 
Primary man-made-stationary sources 
include factories and electric power 
plants, and smaller uses like dry clean-
ers, degreasing operations, and gasoline 
stations. Natural sources can include 
trees and vegetation, gas seeps (geologi-
cal), and microbial activity.  With the 
completion of I-269 in the next decade, 
development, energy consumption, and 
vehicular traffic in and through the cor-
ridor will escalate, intensifying levels of 

pollutants in the air.  The two primary 
accepted approaches to reducing air 
quality impacts associated with growth 
and development are: a) promote devel-
opment forms that reduce driving dis-
tances, increase use of alternative modes 
of transportation, and b) encourage 
energy efficient building and develop-
ment practices that rely on clean energy.   
These two approaches link directly to 
other strategic goals of this Stewardship 
Plan.  

Implementation Tools
•	 Design/Planned District De-

velopment Standards
•	 Complete Street Standards
•	 Water Quality Standards
•	 Air Quality Standards
•	 GIS Predictive Models 
•	 Preservation/Conservation 

Standards
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DeSoto

Promote development forms that provide safe pedestrian and vehicular 
access to recreation and other community amenities like groceries, health 
services, and schools and allow for convenient daily exercise and access to 
health food choices. 

Many of the same development forms that support healthy air and water qual-
ity provide safe pedestrian and vehicular access to recreation and other community 
amenities like groceries, health services, and schools.  

Compact mixed-use development in conjunction with a highly functioning rural 
road network for access to lower density developed areas (rural residential and 
farms) provides the access and proximity of services and amenities to where people 
live.  Along with providing connections, a development pattern that encourages 
compact mixed uses should be supported by a coordinated plan which identifies 
locations for future parks, schools, health services, and groceries in locations which 
can be accessed by the greatest number of users.  These development forms are rep-
resented in the placetypes which are recommended in this Stewardship Plan.  The 
Placetypes represent complete communities that offer individuals choices about the 
kinds of environments in which they live as well as establishing a framework for 
where amenities can be located, and how a user might travel from where they live 
to these amenities.  

I m p l e m e n tat i o n 
Tools
•	 Plans (Comprehensive, 

Topical and Area)
•	 Standards (Mixed Use 

Planned Development)
•	 Complete Street Stan-

dards
•	 GIS Models 
•	 Energy Efficiency Pro-

grams

Encourage energy efficient development and building practices. 

As the potential access to fossil fuels becomes more expensive and limited, many 
industries are exploring alternative practices to not only conserve energy but also be-
come independent from fossil fuel produced energy sources.  Part of becoming a 21st 
Century Leader is investing in innovation and establishing communities that are as 
livable for tomorrow’s generations as they are today.  There are many metrics avail-
able to measure the energy efficiency of various development and building practices.  
Some of the more widely known are the LEED standards and certification programs, 
and carbon footprinting.  Energy efficient development and building practices are 
being explored and employed in more communities.  The County should evaluate 
existing development regulations to establish that they are not hindering energy 
efficient development and assess whether there is a high enough desire to actually 
encourage energy efficient development and building practices through incentives 
or bonus programs.  There are many examples of programs the County could follow 
in establishing a credit or incentive program for energy efficient development and 
building practices to encourage in the corridor and countywide.

Implementation Tools
•	 Standards (Assessment and Amendments)
•	 Energy Efficiency Programs
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Overview

The Development Framework Plan addresses the geographically specific rec-
ommendations for the Stewardship Plan.  A set of recommendations for the 
strategic topical goal areas is presented for each of four sectors.  The recom-
mendations are customized to the targeted development focus for that sector. 

The recommendations provide a framework against which the county can evaluate 
development proposals and determine the suitability of a given proposal within the 
corridor. The Development Framework Plan will also provide predictability to land 
owners and developers regarding what kinds of development would be suitable in the 
corridor. Furthermore, this plan will help prioritize investment of public resources in 
a fiscally responsible manner.  

Throughout history people have built homes and communities in new places as 
they become more accessible.  The completion of I-69/I-269 as an international trade 
corridor and as a bypass to the Memphis Region will provide access to new places, 
changing the long-term prospects for the corridor in DeSoto County from what tradi-
tion has dictated toward what the future will hold.  The county has an opportunity 
now to identify the framework around which this development will happen to shape 
the future character and quality of life in the corridor for generations to come.  In many 
ways this Stewardship Plan is that framework, bringing together the thoughts, plans, 
and potential from the various agencies, land owners, and the community to identify 
what the future will look like and how the corridor will develop over the long-range. 

The Development Framework Plan is comprised of two major components, the 
overall Development Framework Plan which identifies the systems and infrastructure 
around which development will occur (built and natural) and the various sectors of 
the corridor where development pressures are anticipated to have different character-
istics and influences. 

The development framework includes: Existing and planned sanitary sewer in-
frastructure, existing and planned potable water infrastructure, existing and planned 
roads, railroads, airports, rivers and bike and pedestrian corridors, existing develop-
ment patterns, and future values and abilities of generations of residents and employ-
ers, many of the factors that contribute to the quality of life enjoyed in the corridor. 
The framework is based on existing plans for the expansion and modification to the 
county’s infrastructure.  The next step for the county will be to approach the develop-
ment framework in a comprehensive analysis that assesses future goals and vision and 
makes adjustments to these networks and systems to account for those future goals. 
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Sector Plans
The Development Framework Plan  divides the corridor into five sectors and the 

sector plans illustrate where the framework elements intersect, and what the devel-
opment focuses can be in each sector of the corridor.  The Development Framework 
Plan is a combination of the five Sector Plans which also identify the appropriate 
development forms (Placetypes) described in the  Placetype Guidelines. 

Map 1: Development Framework 
Map 1: Corridor Sectors
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Area Square Miles/Acres 19 sq. miles/12,160 acres

This sector includes the entirety of the delta in the corridor.  The primary existing 
character is of rural agricultural landscapes with low density residential.  Road inter-
sections are infrequent and suitable for rural and agricultural travel and movement 
of agricultural produce.  The natural geology in the Mississippi River delta provides 
naturally fertile soils making this area prime for agricultural production.

Development in this area should continue to focus on agricultural production and 
supportive industrial development.  Areas around Lake Cormorant and Highway 61, 
offer opportunities to tie into the Blues Heritage Trail, Mississippi River access, and 
the location between Tunica and Memphis to attract some travel generated economic 
development.  Reserving opportunities to establish public and private partnerships to 
develop a river port in this area should be explored. Proposed development outside of 
these recommendations may be considered as Development of County Significance and 
should be reviewed for impacts and serviceability when found to provide significant 
benefits to the community. 

Mississippi River Delta, Floodplain, Prime Agricultural Soils

State of Arkansas; Tunica County, MS; City of Walls, MS

U.S. Highway 61, Old Highway 61, 304, 731, Banks Road, Green River Road, Star Land-
ing, and Brantley Road

I-69/U.S. 61 and I-69/713

Planned-A Force Main is proposed following U.S. 61 and roughly along Green River 
Road

Walls Water Association Inc. (Most of the Sector)
North Mississippi Utility Company (Second Largest Area)
Days Water Association (Small portion in northeast point)

Primary Existing Character

Development Focus

Predominant Natural 
Features

Adjacent Jurisdictions

Primary Transportation 
Corridors

Highway Interchanges

Availability of Sanitary 
Sewer

DELTA SECTOR
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Economic Development & Job Creation Recommendations

There are three major components to the economic development and job creation recommendations for the Delta Sector. 

1.	Identify agricultural related industries and businesses that can be built in the area while maintaining agriculture as a vi-
able component of the county’s economy. These opportunities may present themselves as transportation hubs for agricul-
tural produce (ports and rail), process and packaging of agricultural goods, and local sales of goods to local restaurants, 
groceries, and residents through farm markets and other direct source retail or wholesale. 

2.	Identify and encourage business development along the old Highway 61 Corridor that can attract business from travelers 
between Memphis and Tunica.  

3.	Reserve future potential for development of a river port and/or other significant industrial developments. 

A P P R O P R I A T E 
P L A C E T Y P E S

•	 Farmland
•	 Rural Residential
•	 Village
•	 Hamlet
•	 Corridor Commercial
•	 Industrial

Map 3: Delta Sector Plan
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Public Safety, Health and Welfare Recommendations

The specific public safety, health, and welfare recommendations for the Delta 
Sector include: 

1.	Observe FEMA and other floodplain management and development guide-
lines to protect life and property in areas with increased flood potential. 

2.	Utilize access management standards and land use plans to maintain 
safe travel conditions in the sector and prevent conflicting uses. 

3.	Monitor and maintain adequate safety services (fire/
police) in conjunction with growth. 

4.	Encourage local food production and consumption to be both sup-
portive of the local economy as well as energy efficient.

The specific recommendations for 
infrastructure and facilities in the Delta  
include: 

1.	Maintain adequate road capac-
ity for agricultural supportive 
industry and production. 

2.	Employ access management stan-
dards along Highway 61 to allow 
moderate commercial and industrial 
development along the corridor. 

3.	Identify a strategy for future de-
velopment of a river port and 
supportive industrial develop-
ment and the necessary trans-
portation infrastructure to move 
goods from the port inland. 

4.	Target sewer and water services 
near the Highway 61 corridor to 
promote active agriculture through-
out the sector and development 
activities near Highway 61. 

5.	Conduct a Development of County 
Significance review process to as-
sess benefits and impacts of large-
scale developments in other areas 
of the Delta Sector.  When pro-
posed developments are found by 
the planning commission, county 
departments, and board of supervi-
sors to provide a net benefit to the 
community (for example by creat-
ing significant new jobs, increased 
revenue, diverse housing options, 
maintenance of road way levels-of-
service) and not require unattain-
able public facility investments,  
they should be considered in the 
county’s best interest for approval.  

Infrastructure & Facilities 
Recommendations

Community Character & Land Use Recommendations

The specific community character and land use recommendations for the Delta 
include: 

1.	Retain as much agriculturally active farmland as possible by maintaining large 
unsubdivided land areas to capitalize on the high quality soils in the Delta. 

2.	Focus commercial and industrial development along Highway 
61 where utility services are or will be available. This may be up-
dated as future facility plans are updated and refreshed. 

3.	Allow for low and moderate density residential development with rural char-
acter in villages, particularly near Walls and the Lake Cormorant School site. 

4.	New towns with higher residential densities and supportive commercial use 

D E V E L O P M E N T S  O F  C O U N T Y 
S I G N I F I C A N C E

The Delta Sector may experience growth pressures that the county or this plan 
cannot foresee because of the large size of the corridor study area and the 
unpredictably of the real estate market.  For this reason the development of land 
in close proximity to planned/existing highway and sanitary sewer infrastructure 
is more easily supported and would conform to the guiding principles of this 
plan.  However, should a land owner or developer in other areas of the Delta 
find a beneficial development option for land not currently planned for services, 
a Development of County Significance review process should be conducted by 
the county to assess the benefits and impacts of the proposed development to 
consider it for approval.  
(See the DoCS in The Implementation Guide.)
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Area Square Miles/Acres

NEWTOWN WEST SECTOR

Primary Existing Character

Development Focus

Predominant Natural Features

Adjacent Jurisdictions

Primary Transportation 
Corridors

Highway Interchanges

39.9 sq. miles/25,300 acres

This sector includes the western portion of I-69 and runs from the Delta bluff east 
past Fogg Road.  The area is sparsely developed with the predominant feature being 
significant wooded areas interspersed with some agriculture and larger lot residential 
subdivisions.  The local road system is still primarily the rural highways with greater 
frequency in the northern half of the sector between Baldwin Road which has more 
residential developments. Panther Creek, the lake east of Baldwin Road S., and the 
northern portions of Arkabutla Lake contribute to the existing character (See the River 
Sector). 

The focus for development in this area should be on preserving a small town rural 
lifestyle in conservation subdivisions, villages and large lot residential neighborhoods, 
with opportunities to create a new town near the intersection of Highway 301 S. and 
Old MS 304.  The town style development should incorporate a major employment 
component with suggestions for a multi-function expo center or employment park.  
Development should seek to preserve and incorporate wooded areas into the develop-
ment, particularly along the existing highways.
 
Wooded areas, the bluff and views, and the Panther Creek River Corridor

Tunica County, MS; City of Walls, MS

Star Landing Road, Highway 301, Old MS 304, Green River Road, Baldwin Road, 
Sparks Road

I-69/ Highway 301,  I-69/Fogg Road

Planned-A Gravity Main is proposed at the perimeter of the area via gravity feed.  

Days Water Association (North of I-69)
North Mississippi Utility Company (West of 301)
The remainder of the sector is not in a Water Service District.

Availability of Sanitary Sewer

Water Service District(s)
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Map 3: Newtown West Sector Plan

Economic Development & Job Creation Recommendations

The specific recommendations for economic development and job creation in the Newtown West Sector are: 

1.	 Encourage high utilization of accessible land around the Fogg Road interchange with a town center style mixed use 
development, to integrate a business district into a complete development of a “new town”. 

2.	 Encourage mixed use industrial, office and business districts at Star Landing Road and 301, and South of I-69 east of 
Baldwin Road.  

3.	 Neighborhood commercial and smaller hamlets should be developed to provide retail and service businesses to local 
residents. 
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Public Safety, Health and Welfare 
Recommendations

The specific public safety, health, 
and welfare recommendations for the 
Newtown West Sector include: 

1.	 When mixed-use development 
occurs it should incorporate all 
essential public services includ-
ing but not limited to parks and 
recreational spaces, schools, 
and fire/EMS stations.  

2.	 To the maximum extent possible 
development patterns should con-
centrate development on smaller 
lots in areas without tree cover and 
not along river corridors.  Spe-
cial development regulations can 
be designed to allow for smaller 
lots as a trade for the preserva-
tion of sensitive natural features. 
(See Conservation Subdivisions.)

3.	 Encourage energy efficient design 
and promote the use of solar or 
wind energy within developments.  

4.	 Encourage alternative fuel 
provision and electric charg-
ing stations in residential and 
commercial development. 

Community Character & Land Use 
Recommendations

The specific community character 
and land use recommendations for the 
Newtown West Sector include: 

1.	Avoid strip or corridor commercial 
development patterns with  small or 
medium frontage lots along exist-
ing state and county roads.  Instead 
promote districts of commercial 
development with an internal road 
system using access management 
and development design to main-
tain or improve the movement of 
traffic on major thoroughfares—
particularly within one-mile of 
highway interchanges. (See Neigh-
borhood Commercial, Hamlet, 
Mixed Use Business/Town Centers 
for preferred development forms.)

2.	Encourage subdivisions to 
have interconnected roadways 
with multiple access points 
onto the county network. 

3.	Encourage mixed-use master 
planned developments that in-
clude business districts, a variety 
of housing types in traditional 
neighborhoods, multi-family, 
conservation subdivisions and rural 
residential, public facilities, and 
open spaces to encourage walking, 
job creation, and housing choices. 

4.	Encourage suburban style neigh-
borhoods with support services in 
the northern part of the sector. 

5.	Encourage the most intense 
land use near the interchange of 
Fogg Road and I-69 and gradu-
ally decrease the density as 
development approaches the 
River Corridor or farmland.  

A P P R O P R I A T E 
P L A C E T Y P E S

•	 Natural Landscapes
•	 Farmland
•	 Rural Residential
•	 Village
•	 Conservation Subdivision
•	 Traditional Neighborhood
•	 Suburban Neighborhood
•	 Multi-Family Residential 
•	 Neighborhood Commercial
•	 Mixed Use Business / Town 

Center
•	 Special Districts / Campus 
•	 Industrial

Infrastructure & Facilities 
REcommendations

The specific recommendations for 
infrastructure and facilities in the New-
town West include: 

1.	Provide adequate public facilities 
including utilities, communica-
tions, and local roads to support 
development of compact higher 
intensity business develop-
ment in the targeted areas. 

2.	Provide adequate school capacity 
for anticipated residential growth 
in this sector by considering new 
school sites in the development pat-
tern and approval south of I-69. 

3.	Locate fire and EMS stations in the 
sector both north and south of I-69 to 
adequately serve new development. 

4.	Use access management standards to 
regulate development form and road 
function on county and state routes.  
Use parallel access roads, intercon-
nected local road networks, and 
shared access to larger developments.
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Area Square Miles/Acres

Primary Existing Character

Development Focus

Predominant Natural Features

Adjacent Jurisdictions

Primary Transportation Corridors

Highway Interchanges

Availability of Sanitary Sewer

Water Service District(s)

HERNANDO/I-55 SECTOR 
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39.6 sq. miles/25,320 acres

This sector has the most development and urban character of the sectors with the City of 
Hernando’s development pattern being predominant.  Other notable landscapes include 
moderately wooded areas with suburban and rural residential neighborhoods and 
recreation areas.  The area has several natural and man made lakes which serve as focal 
points for residential developments.   The existing local road network is more intense in 
the central parts of Hernando and spreads out closer to the perimeters of this sector. 

As the central urban area in the corridor and the intersection of I-55 and I-69/I-269, the 
development focus in this area should be to expand the residential character of Hernan-
do’s traditional neighborhoods, and focus economic development on high employment 
generating uses that benefit from high visibility and accessibility from the highways and 
airport.  Key challenges in this area will be inter-jurisdictional coordination, develop-
ment of a major thoroughfare plan for local roads, and targeted economic development 
sites. 

Hurricane Creek corridor, predominance of scattered man made and naturally formed 
ponds and lakes. 

Southaven, Hernando

Highway 51, Star Landing Road, Nesbit Road, Pleasant Hill Road, Highway 304, Byhalia 
Road, Holly Springs Road, Tulane Road, McIngvale Road, Jaybird Road, and Getwell 
Road

I-69/I-269 with I-55 (no local access), I-69/Tulane Road; I-269/Getwell Road (Future); I-55/
Pleasant Hill Road; and I-55/Commerce Street

Existing in Hernando, Planned-Gravity line following Hurricane Creek

Walls Water Association Inc. (Most of the Sector)
North Mississippi Utility Company (Second Largest Area)
Days Water Association (Small portion in northeast point)



Map 4: Hernando/I-55 Sector Plan
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Economic Development & Job Creation Recommendations

The specific recommendations for economic development and job creation in the 
Hernando/I-55 Sector are: 

1.	Establish corporate and mixed use business parks with access off of 
U.S. 51, in the northwest quadrant of the I-55/I-69/I-269 interchange.  

2.	Establish a town center or regional scale commercial and business district 
at the Getwell Road interchange, within a mixed use context that sup-
ports traditional neighborhoods, multi-family housing and suburban 
neighborhoods.  Focus commercial growth in a district, not in strip com-
mercial along Getwell Road. (See the Highway Interchange Placetype.)

3.	Encourage business development and infill in exist-
ing business districts within Hernando. 

The specific recommendations for infrastructure and facilities in the 
Hernando/I-55 Sector include: 

4.	Prepare a detailed study of future 
development patterns and local thor-
oughfares and prepare a local thor-
oughfare plan.  Lack of highway in-
terchanges for a one mile radius will 
require improvements to local road-
ways to move goods. 

5.	Use access management standards to 
regulate development form and road 
function on county and state routes.  
Use parallel access roads, intercon-
nected local road networks, and 
shared access to larger developments. 
Use the major thoroughfare plan to 
reserve rights-of-way during private 
development to ensure adequate ac-
cess and traffic flow.  

6.	Encourage complete street design and 
implementation of the Greenway and 
Trail Plans to facilitate multi-modal 
transportation availability in and near 
Hernando. 

Infrastructure & Facilities Recommendations

1.	Provide adequate public facilities in-
cluding utilities, communications, 
and local roads to support develop-
ment of compact higher intensity 
business development in the targeted 
areas.  Capitalize on sewer and wa-
ter, and fiber optic utility availabil-
ity along Hurricane Creek to develop 
more intensely where service is avail-
able. 

2.	Provide adequate school capacity for 
anticipated residential growth in this 
sector by considering new school sites 
in the development pattern particu-
larly east of  I-55. 

3.	Locate fire and EMS stations in the 
sector both north and south of I-69 
in areas of significant business and 
residential growth. Monitor the call 
response time and capacity of the ex-
isting station located along Route 51 
north of I-69 as the commercial and 
residential population in this area in-
crease. 
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Public Safety, Health and Welfare Recommendations

The specific public safety, health, and welfare recommendations for the 
Hernando/I-55 Sector include: 

1.	When mixed-use development occurs it should incorporate all essential public 
services including but not limited to parks and recreational spaces, schools, and 
fire/EMS stations.  

2.	To the maximum extent possible, development patterns should concentrate de-
velopment on smaller lots in areas without tree cover, wetlands, or in River Cor-
ridors.  Special development regulations can be designed to allow for smaller lots 
as a trade for the preservation of sensitive natural features. (See Conservation 
Subdivisions in the Implementation Guide.)  Particular focus should be placed 
on maintaining the green network as proposed in the Greenways and Trails 
Master Plan. 

3.	Encourage energy efficient design and promote the use of solar or wind energy 
within developments.  

4.	Encourage alternative fuel provision and electric charging stations in residential 
and commercial development. 

The specific community character and land use recommendations for the 
Hernando/I-55 Sector include: 

5.	Look for long-range redevelopment 
options for the gravel pits and mining 
operations located west of Getwell 
Road. 

6.	Encourage the most intense land use 
near the interchange of Getwell Road 
and I-269 and gradually decrease the 
density and intensity as development 
approaches the River Corridors and 
farmland.

7.	Employ a transition in residential lot 
sizes so smaller lots are not located on 
the exterior of a proposed develop-
ment adjacent to, or across the street 
from, larger lots of an existing devel-
opment.   

8.	Encourage a mixed use or mas-
ter planned development centered 
around the Getwell Road interchange.  
The development should incorporate 
a regional scale business district at its 

Community Character & Land Use Recommendations

A P P R O P R I A T E 
P L A C E T Y P E S

•	 Natural Landscapes
•	 Farmland
•	 Rural Residential
•	 Village
•	 Conservation Subdivision
•	 Traditional Neighborhood
•	 Suburban Neighborhood
•	 Multi-Family Residential 
•	 Neighborhood Commercial
•	 Mixed Use Business / Town 

Center
•	 Special Districts / Campus 
•	 Industrial

1.	Preserve the character and integ-
rity of the traditional development 
in Hernando, by adopting joint area 
plans with the city to preserve and 
expand the existing development pat-
tern so new growth fits with the con-
text of Hernando.  This is particularly 
important south of I-69/I-269. 

2.	Encourage suburban neighborhoods 
with support services in the northern 
part of the sector. 

3.	Establish regional/corporate level 
business districts and neighborhood 
business districts as focal points for 
residential neighborhoods.  Discour-
age frontage development and strip 
commercial along major corridors. 

4.	Encourage subdivisions to have in-
terconnected roadways with multiple 
access points onto the county net-
work. (See Public Facilities Planning 
Guide.) 



78.3 sq. miles/50,120 acres

This sector has a significant amount of existing residential development, notably the 
Community of Lewisburg which is a rural type village situated near the intersection 
of 304/Byhalia Road and 305.  The area north of Byhalia Road is characterized by large 
suburban and rural subdivision neighborhoods of various eras, with many recent sub-
divisions still under construction and development.  The landscape is rolling and some 
of the natural and man made ponds continue in this sector. The Coldwater River and its 
tributaries including the Camp Creek Canal divide the sector into three sub areas. 

Recent development trends indicate that this sector is experiencing significant residen-
tial development pressures.   Facilities and economic development efforts should focus 
on providing residentially compatible amenities and services. With growing residential 
populations, demand for education, health care, retail, and office/research facilities will 
be complementary.  Significant focus should be placed on preserving the rural village 
character of Lewisburg and maintaining the Coldwater River system in a natural state 
suitable for recreation and eco-tourism. (See River Corridors Sector.) 

Coldwater River and its tributaries, wooded areas interspersed with open fields and 
agriculture. 

Southaven, Olive Branch, Marshall County, MS

Pleasant Hill Road/College Road, Byhalia Road/304, Holly Springs Road, Bethel Road, 
Craft Road, Ross Road, Highway 305, Red Banks Road, U.S. 78, and Highway 178. 

Existing-U.S. 78/Bethel Road, U.S. 78/Red Banks Road/Highway 178. Planned-I-269/
Laughter Road, I-269/Craft Road,  I-269/305, I-269 Red Banks Road, and I-269/U.S. 78. 

Existing-Gravity and force mains following Camp Creek Canal; Planned-Force and 
gravity mains from Lewisburg along 304 to the Coldwater River north to 78. 

Pleasant Hill Water District (Northwest), North Mississippi Utility Company (South-
west), Lewisburg Water Association (Central), Fairhaven (small area near Olive Branch), 
City of Byhalia (Small area at Marshal County Line);  Southeast not in a district.  

Area Square Miles/Acres

Primary Existing Character

Development Focus

Natural Features

Adjacent Jurisdictions

Primary Transportation Corridors

Highway Interchanges

Availability of Sanitary Sewer

EASTERN CORRIDOR SECTOR

Water District(s)
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Map 5:  Eastern Corridor Sector Plan

The specific recommendations for economic development and job creation in the Eastern Corridor Sector are: 

1.	 Facilitate the development of a research, medical, or educational campus in the vicinity of Highway 178 near the in-
terchange with I-269. 

2.	 Encourage town center and neighborhood scale commercial to serve local residents. 

3.	 Continue developing educational programs in local high schools and technical schools to provide workforce training 
within this residential area. 

4.	 Identify appropriate sites in the vicinity of Laughter Road for institutional or research focus business parks or employ-
ment zones which are compatible with and supportive to the residential character of this sector. 

Economic Development & Job Creation Recommendations
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Infrastructure & Facilities Recommendations

The specific recommendations for infrastructure and facilities in the Eastern Corridor Sector include: 

Community Character & Land Use Recommendations

The specific community character and land use recommendations for the Eastern Corridor Sector include: 

1.	Preserve the character and integrity of 
the village-like pattern in Lewisburg, 
by adopting area plans and special 
development standards to preserve 
and expand the existing development 
pattern so new growth fits with the 
context of the established settlement.  

2.	Encourage suburban neighborhoods 
as infill development compatible with 
the existing neighborhoods in the 
northern part of the sector. 

3.	Establish regional/corporate level 
business districts with a focus on of-
fice or research enterprises.  

4.	Promote town center mixed use de-
velopment at the area around I-269 
interchange with Route 78. 

5.	Promote neighborhood business dis-
tricts as focal points for existing and 
future residential neighborhoods.  
Discourage frontage development 
and strip commercial along major cor-
ridors. 

6.	Encourage village style residential, 

traditional neighborhoods, conser-
vation subdivisions, and rural resi-
dential in areas adjacent to the River 
Corridors and at the interchanges.  
Establish full communities with a 
suburban/rural character that provide 
services and employment opportuni-
ties that are consistent with the resi-
dential character of the sector. 

7.	Encourage subdivisions to have in-
terconnected roadways with multiple 
access points onto the county net-
work. (See Public Facilities Planning 
Guide.)

8.	Encourage the most intense land uses 
near the interchange of 78 and I-269 
and gradually decrease the density 
and intensity as development ap-
proaches the River Corridors, farm-
land, and existing residential neigh-
borhoods.

9.	Employ a transition in residential lot 
sizes in new subdivisions so smaller 
lots are not located on the exterior of a 
proposed development adjacent to, or 

1.	Provide adequate public facilities in-
cluding utilities, communications, 
and local roads to support develop-
ment of medical, research, and service 
business development in the targeted 
areas.  

2.	Improve the local water distribution 
systems where necessary to support 
commercial levels of fire suppression 
adequate for targeted sectors. 

3.	Provide adequate school capacity for 
anticipated residential growth in this 
sector by considering new school sites 
in conjunction with any larger scale 
residential developments.  

4.	Locate fire and EMS stations in the 
sector both north and south of I-269 in 
areas of significant business and resi-
dential growth. 

5.	Prepare a detailed study of future 
development patterns and local thor-
oughfares and prepare a local thor-
oughfare plan.  

6.	Use access management standards to 
regulate development form and road 
function on county and state routes.  
Use parallel access roads, intercon-
nected local road networks, and 
shared access to larger developments. 
Use the major thoroughfare plan to 
reserve rights-of-way during private 

development to ensure adequate ac-
cess and traffic flow.  

7.	Encourage complete street design and 
implementation of the Greenway and 
Trail Plans to facilitate multi-modal 
transportation availability in and near 
Hernando. 

across the street from, larger lots of an 
existing development.   

10.	Encourage a mixed use or mas-
ter planned development centered 
around the 78/I-269 interchange with 
potential for regional scale commer-
cial and retail with high quality multi-
family housing.   The development 
should incorporate a regional scale 
business district at its core and tran-
sition out to incorporate mixed use 
buildings and multi-family with tra-
ditional neighborhood development.  

11.	Promote conservation style subdivi-
sions to maintain the semi-rural resi-
dential qualities of this area while 
reserving significant natural features 
particularly along the Coldwater Riv-
er. 

12.	Encourage subdivision and develop-
ment practices that integrate open 
spaces and recreation spaces into 
development design, to allow for 
growth and preservation of important 
natural landscapes. 
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A P P R O P R I A T E 
P L A C E T Y P E S

•	 Natural Landscapes
•	 Farmland
•	 Rural Residential
•	 Village
•	 Conservation Subdivision
•	 Traditional Neighborhood
•	 Suburban Neighborhood
•	 Multi-Family Residential 
•	 Neighborhood Commercial
•	 Mixed Use Business / Town 

Center
•	 Special Districts / Campus 

Public Safety, Health and Welfare Recommendations

The specific public safety, health, and welfare recommendations for the Eastern 
Corridor Sector include: 

1.	When large scale residential development (1,000 units) or mixed-use develop-
ment occurs it should incorporate all essential public services including but not 
limited to parks and recreational spaces, schools, and fire/EMS stations.  Consider 
using a Development of County Significance review process. 

2.	To the maximum extent possible development patterns should concentrate de-
velopment on smaller lots in areas without tree cover, wetlands, or in River Cor-
ridors.  Special development regulations can be designed to allow for smaller lots 
as a trade for the preservation of sensitive natural features. (See Conservation 
Subdivisions in the Implementation Guide.)  Particular focus should be placed on 
maintaining the green network as proposed in the Greenways and Trails Master 
Plan. 

3.	Encourage energy efficient design and promote the use of solar or wind energy 
within developments.  

4.	Encourage alternative fuel provision and electric charging stations in residential 
and commercial development. 
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Above: Coldwater River

Map 6:  River Corridors Sector Plan

RIVER CORRIDORS SECTOR

The River Corridors Sector is an 
overlay of the other four sectors.  This 
sector includes the wooded and wetland 
areas along the major river and stream 
corridors in the study area.  The primary 
tributaries include the Coldwater River, 
Hurricane Creek, and Panther Creek. 

General Recommendations

1.	Promote the retention of these areas 
as relatively undeveloped to preserve 
their natural function in water quality 
management and to prevent damage 
to built property by flooding.  

2.	Promote these areas (when feasible) 
as recreational opportunities with 
features like the Coldwater River 
Blueways which contribute to the 
local quality of life.  Encourage eco-
tourism and outdoor recreation relat-
ed enterprises and businesses. 

3.	Maintain connectivity of these corri-
dors to serve as key wildlife corridors, 
and provide a natural draining sys-
tem that can support the countywide 
sanitary sewer system which sup-
ports development in less sensitive 
adjacent areas.  

A P P R O P R I A T E 
P L A C E T Y P E S

•	 Natural Landscapes
•	 Rural Residential
•	 Village
•	 Conservation Subdivision
•	 Traditional Neighborhood

4.	When development occurs, promote 
the use of conservation subdivisions 
to build on the most suitable land 
with the least amount of infrastruc-
ture while preserving the most sensi-
tive natural functions and features of 
River Corridors. 
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Placetype Guidelines 
A  D E V E L O P M E N T  G U I D E
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Local Images: Courtesy of the DeSoto Camera Club.  



﻿ | i

C o n t e n t s

Contents
O v e r v i e w 	 1

P l a c e t y p e s 	 3
N A T U R A L  L A N D S C A P E 	 5
F A R M L A N D 	 6
R U R A L  R E S I D E N T I A L 	 7
V I L L A G E 	 8
C O N S E R V A T I O N  S U B D I V I S I O N 	 9
T R A D I T I O N A L  N E I G H B O R H O O D 	 1 0
S U B U R B A N  N E I G H B O R H O O D 	 1 2
M U L T I - F A M I L Y  R E S I D E N T I A L 	 1 4
N E I G H B O R H O O D  C O M M E R C I A L 	 1 6
H A M L E T 	 1 8
M I X E D  U S E  B U S I N E S S / T O W N  C E N T E R 	 1 9
I N T E R S T A T E  H I G H W A Y 	 2 1
S P E C I A L  D I S T R I C T S 	 2 3
C O R R I D O R  C O M M E R C I A L 	 2 4
I N D U S T R I A L 	 2 5

O T H E R  D O C U M E N T S  I N  T H E 
S T E W A R D S H I P  P L A N  I N C L U D E :

E x e c u t i v e  S u m m a r y
C o r r i d o r  C o m p a s s
S t r a t e g i c  P l a n
D e v e l o p m e n t  F r a m e w o r k
P u b l i c  F a c i l i t i e s  P l a n n i n g  G u i d e
I m p l e m e n t a t i o n  G u i d e

BACKGROUND REPORTS:

P e o p l e  a n d  M a r k e t
B u i l t  a n d  N a t u r a l  E n v i r o n m e n t
C a s e  S t u d i e s  a n d  L e s s o n s  L e a r n e d



PAGE INTENTIONALLY  LEFT  BLANK

ii | �ii﻿

DeSoto P L A C ET  Y P E  G U I D E L I NES 
Stewardship Plan Vision



Many places throughout the country are transitioning from conventional 
land use designations to placetypes when developing their growth 
strategies. This change is driven by a renewed interest in the interrela-
tionship between land use and urban design for creating unique plac-

es. Generalized development characteristics used to describe different placetypes 
may include: primary and secondary land uses, residential density, non-residential 
intensity, prevailing building height, open space elements, street connectivity, and 
typical modes of transportation. The emphasis on land use and urban design in the 
placetype descriptions guides future decisions about growth and development, land 
preservation, resource protection, viable transportation service, and the provision of 
community facilities and services.  

In the development of the growth scenario, a GIS based exercise conducted as 
part of this plan’s creation, placetypes were considered the “building blocks” of the 
future community.  Since the objective of this chapter is not to map future land uses 
but rather to identify appropriate patterns and forms of development in the I-269 
Corridor, each placetype represents a “snapshot” example of a typical pattern of de-
velopment within sectors of the study area.  Each placetype varies in mixture of land 
uses, development densities/intensities, building heights, open space allocation, and 
street connectivity levels. 

 The DeSoto County Planning Commission, DeSoto County Board of Supervi-
sors, planning staff and other key agency stakeholders are encouraged to use the 
Placetype Guidelines when considering revisions to land use plans, policies or or-
dinances, which could be used as tools to implement the preferred development 
patterns in the sector plans.  The placetypes are not meant to be synonymous with 
zoning districts, nor should they be thought to completely replace rules or require-
ments in locally-adopted comprehensive plans and zoning ordinances. 

Overview
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Figure 1: Illustrations provided by McBride Dale Clarion. 2013.

NEIGHBORHOOD TO INDUSTRIAL

TRANSITIONS AND COMPATIBILITY GUIDE

The diagrams below illustrate four appropriate transitions from one placetype to another and between existing and future develop-
ments.  These transitions are hypothetical.  Other options include transitions from existing development with a series of placetypes. 

The placetypes proposed in this 
chapter are intended to guide the design 
and form of new development that oc-
curs within the sectors of the study cor-
ridor.  However, the County recognizes 
that there is the potential for existing 
development that will be impacted by 
the growth.  To address the transitions 
between existing and future develop-
ment, the planning commission should 

consider the sequence or adjacency of 
placetypes in the development review 
process to determine if appropriate tran-
sitions from existing to new development 
are achieved.  Particular attention should 
be paid to the design and use of the pe-
rimeter lots and/or roads of new devel-
opments.  These areas should include 
a transition in scale, function, and use 
that lessens the impact of new develop-

ment and integrates the new forms into 
an environment that is compatible with 
the existing communities in the corridor 
while meeting the guiding principles of 
the Stewardship Plan.  The transitions 
and compatibility guide on the following 
page illustrates the appropriate way to 
transition from one placetype (including 
the use and form of existing neighbor-
hoods) to another. 
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Placetypes
A key element of the Growth Scenario developed in the “Vision” phase of 

the study was the creation of the placetypes.  The placetypes illustrate 
development patterns that will help the county to realize the vision em-
bodied in the Guiding Principles of the Stewardship Plan. 

The visioning process resulted in the creation of fifteen unique placetypes.  De-
sign considerations for each placetype can be divided into three major categories: 

DISTRICT CHARACTERISTICS

A district is the broadest building block of each placetype.   It primarily sets out 
how the building sites relate to one another and their relationship to the local street 
network. A district pattern sets guidance for the form of land subdivision and road 
networks.  For example, a complete district includes a well-connected vehicular and 
pedestrian circulation system—a system of blocks that are walkable—with appro-
priate facilities and amenities such as a mix of different housing styles, commercial 
and service buildings, parks and open spaces, and essential community facilities like 
schools, and fire stations.   A diversity of uses creates neighborhoods and unique 
places that are economically vital with lasting value and character for the commu-
nity.

The site recommendations in each placetype provide guidance for the preferred 
layout for individual building lots. These recommendations relate to setbacks and 
lot coverage requirements.  The way in which buildings, circulation, parking and 
landscapes are arranged on a site can create a vehicle-dominated location or a pe-
destrian-oriented one.  For example, site design features that contribute to pedestri-
an orientation include building orientation toward the street, relationship between 
public, semi-private, and private spaces (minimized setbacks), and arrangement of 
sidewalks and driveways. 

SITE CHARACTERISTICS

The building recommendations refer to the common characteristics of buildings 
or architecture within an area or district.  Building height, density and floor-area 
ratio, architectural elements, mass and scale, relationship to adjacent buildings and 
streets, orientation of the entry, and the design and type of ground floor land uses 
strongly influence the character of an area and its walkability.  An important ele-
ment of site and building design is designing to the scale of a human – a scale that is 
comfortable to a person walking adjacent to a site or building.

BUILDING CHARACTERISTICS

T H E  P L A C E T Y P E S
The following placetypes were cre-
ated for the Stewardship Plan, and 
their district, site and building charac-
teristics are detailed and illustrated on 
the following pages:

•	 Natural Landscapes
•	 Farmland
•	 Rural Residential
•	 Village
•	 Conservation Subdivision
•	 Traditional Neighborhood
•	 Suburban Neighborhood
•	 Multi-Family Residential 
•	 Neighborhood Commercial
•	 Hamlet
•	 Mixed Use Business/Town 

Center
•	 Interstate Highway
•	 Special Districts/Campus 
•	 Corridor Commercial 
•	 Industrial
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DISTRICT CHARACTERISTICS BUILDING CHARACTERISTICS

SITE CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

•• Land in the Natural Landscape pla-
cetype is retained or maintained in a 
natural forested or grassland state.

•• Relatively minimal land subdivision 
and visible infrastructure.   

The vast amount of open space is intend-
ed to support passive recreation, as well 
as providing wildlife habitat and natural 
processes such as flood management, 
erosion control, or air quality.

Buildings are one to three stories high, 
but the land should be sparsely settled. 

2%	 Single-family residential
95% 	 Parks / Open Space
3%	 ROW / Infrastructure

100 acres

Figure 2: Aerial Image of Desoto County river corridor.  Image Source: Google Maps. 
2012

How big is an acre?

Red= One acre

Blue= Soccer Field
Green= Football Field

NATURAL LANDSCAPE
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FARMLAND

Figure 3: Aerial image of farmland in the Delta Sector. Image Source: 
Google Maps. 2012.

DISTRICT CHARACTERISTICS

BUILDING 

SITE CHARACTERISTICS

MIX OF USES

AVERAGE SCALE
The Farmland placetype is defined by a 
pattern of large unsubdivided lots with 
widely spaced roads suited for agricul-
tural and rural levels of traffic move-
ment.  

•• The primary residence of the proper-
ty owner and any processing or out-
buildings associated with activities on 
the working farm are the only build-
ings on the land.  

•• Buildings are one to three stories high 
and are traditional in style for homes, 
barns and processing facilities. 

5%	 Single-family residential
90% 	 Parks / Open Space
5%	 ROW / Infrastructure

50 acres

•• Buildings are low in density and resi-
dential development and processing 
facilities should be considered “acces-
sory” to the use of the land itself. 
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RURAL RESIDENTIAL

DISTRICT CHARACTERISTICS BUILDING CHARACTERISTICSSITE CHARACTERISTICS
•• Rural Residential is characterized by 
large lot, single-family home sites 
within a rural setting of winding 
roads and natural landscape.  Each 
lot typically has direct access to the 
main rural arterial or subdivision 
road.  

•• There is limited connectivity between 
lots, and no commercial or public ac-
tivities within walking distance.

•• Rural Residential areas are character-
ized by single-family homes on large 
lots, abundant open space, pastoral 
views, and a high degree of separa-
tion between buildings.  

•• Buildings at the edges of most rural 
areas are generally oriented toward 
highways and have direct access to 
the adjacent highway through a pri-
vate driveway.

•• Buildings are one to two stories high.

•• Buildings range from historic farm 
houses and barns to new residential 
development.  

MIX OF USES
   75%	 Single-family residential
   10% 	 Parks / Open Space
   15%	 ROW / Infrastructure

AVERAGE SCALE
  Over 10 Acres

Figure 4: Rural residential in the corridor.  Image Source: Google Maps. 2013.
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VILLAGE

DISTRICT CHARACTERISTICS

BUILDING CHARACTERISTICS

SITE CHARACTERISTICS

MIX OF USES

•• Villages are characterized as small rural communities of pri-
marily single-family homes in a walkable environment located 
within 1/4 mile radius of a mixed-use core.  

•• Often includes a park and some civic or religious uses, along 
with one or two businesses/industrial operations at the perim-
eter of the village along a major roadway. 

•• Building setbacks are flexible to the range of uses and den-
sities.  The mixed-use core should have small block sizes to 
accommodate the denser mix of commercial, retail and office 
uses.  

•• On-street parking is suggested in the mixed-use core and high-
er-density residential areas. Where garages are present, they 
should be set to the rear or side of a residence so that they do 
not dominate the residential frontage.

Buildings are one to three stories high and should strive to main-
tain a reasonably high density, which in turn frees green space for 
public use or for use as a natural buffer.

65%	 Single-family residential
3.5%	 Commercial
1.5%	 Office
2.5%	 Industrial 

2.5% 	 Civic / Institutional
10% 	 Parks / Open Space
15%	 ROW / Infrastructure

AVERAGE SCALE

125 acres/.25 mile radius 
approximately

Figure 5: The village of Lewisburg, Eastern Sector. 
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CONSERVATION SUBDIVISION

Figure 6: Example conservation subdivision.  Image Source: MDC 2005

•• Conservation Subdivisions are semi-rural subdivisions com-
posed of single-family and two-family homes.  The cluster-
ing of homes provides  common open space, which is intend-
ed to protect farmland and/or natural resources, or provide 
functional open spaces to the development.

•• For both urban and rural situations, important land and 
natural resources can be protected by distributing density 
within an area to the sections of the area most suitable for 
development. 

•• Street pattern is curvilinear or irregular and street length and 
width is minimized.

DISTRICT CHARACTERISTICS

BUILDING CHARACTERISTICS

SITE CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

Homes are clustered in the most accessible or buildable loca-
tions of a larger parent plot, building lots may be regular or 
irregular in size and shape, homes may face a local street, and 
are surrounded by large amounts of common open space and 
uninterrupted view of the surrounding countryside. 

Buildings are one to two stories high and are traditional style 
homes. 

More than 10 Acres  

25%	 Single-family residential	
5%	 ROW / Infrastructure
70% 	 Parks / Open Space
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TRADITIONAL NEIGHBORHOOD

Figure 7: Diagram of a typical traditional neighborhood composition.  
Image Source: McBride Dale Clarion 2010.

•• Traditional Neighborhoods are characterized by a pattern of 
small, walkable blocks and an interconnected street grid with a 
high level of connectivity. 

•• Predominantly single-family neighborhoods, with mixed-lot 
sizes, are clustered around a town center and civic/institution-
al uses.

•• Allows for a mix of single-family detached, attached-single 
family and multi-family buildings.

•• Streets often have narrower cross-sections and sidewalks creat-
ing a more pedestrian friendly environment. 

•• In more intense traditional neighborhoods, mid-block alleys 
can be used to enhance access to individual properties. 

•• Setbacks and site configurations vary slightly depending on 
the building size and lot.  Buildings are oriented toward the 
street.

•• Buildings are oriented toward the street and garages, when 
present, are located behind the main façade and are often de-
tached.

DISTRICT CHARACTERISTICS

SITE CHARACTERISTICS
•• Pocket and neighborhood parks may vary in scale but 
are intended to serve local residents as recreational 
and gathering space. 
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BUILDING CHARACTERISTICS MIX OF USES

AVERAGE SCALE

60%	 Single-family residential 
               (on various lot sizes)
3%	 Multi-family residential 
               (including town houses, 2 and 
               3-family houses, and 4-8 unit 
               buildings)
5%	 Commercial
2% 	 Civic / Institutional
15% 	 Parks / Open Space
15%	 ROW / Infrastructure

40 or more acres (quarter-mile square)

A civic or small neighborhood commercial 
center will repeat about every quarter-mile 
within adjacent Traditional Neighbor-
hoods.

•• Buildings are one to two stories high 
and should strive to maintain a rea-
sonably high density, which in turn 
frees green space for public use as an 
amenity. Three- to five-story build-
ings may be appropriate in some lo-
cations, particularly close to Town or 
Neighborhood Centers, as transition, 
and to accommodate smaller concen-
trations of higher density develop-
ment. 

•• Buildings in existing Traditional 
Neighborhoods typically are of a tra-
ditional architectural style based on 
the era in which they were built. New 
and infill buildings should maintain 
traditional proportions and details 
common in the existing block.  

•• In new development, modern ar-
chitectural styles are appropriate.  
Typically, buildings have a narrower 
façade facing the primary street of ad-
dress, and gain area in depth, in pro-
portion to the lot on which they are 
situated. 

•• Front porches are common. 
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SUBURBAN NEIGHBORHOOD

Figure 8: A suburban neighborhood displaying common elements of cul-de-sac, 
moderate front yards, and wide roads.  Image Source: McBride Dale Clarion 2009.

Figure 9: A diagram showing common suburban development patterns or district charac-
teristics and how new neighborhoods can be built near other developments. Image Source: 
Menalous Triantifillou for MDC 2002.
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•• Suburban Neighborhoods are com-
posed of a mix of housing types with 
low-to-high density residential home 
sites.

•• A curvilinear street network with 
the use of culs-de-sac creates a semi-
regular to irregular blocks or pods of 
home sites.

•• Streets have a narrow to moderate 
cross section. Sidewalks and paths 
are provided on at least one side of 
the street and paths may be provided 
through common open spaces.

•• Districts may include sub-districts 
of different housing types including 
single-family detached, townhouses, 
and multi-family structures.

DISTRICT CHARACTERISTICS SITE CHARACTERISTICS
•• Individual lots are uniform in size 
(either rectangular or irregular in 
shape). 

•• Buildings typically are located in 
the center of lots with regular front 
and side yard setbacks.  Garages are 
typically attached and may be side or 
front loading.  

•• Open space is passive and sidewalks 
and paths should be built on at least 
one side of the street and through 
common open space.

BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

•• Buildings are one to three stories high 
and should be similar in style and 
scale to surrounding neighborhoods.  

•• Wide lots allow for wider front fa-
cades than in a traditional neighbor-
hood development. 

•• Attached garages are typically front 
or side loading with substantial drive-
ways occupying front and side yards. 

65%	 Single-family Residential
5%	 Multi-family Residential
10% 	 Parks / Open Space
20%	 ROW / Infrastructure

60 or more acres

 SUBURBAN NEIGHBORHOOD | 13

T h e  P lac   e t yp  e s



MULTI-FAMILY RESIDENTIAL

Figure 10: Aerial image showing a possible configuration of a multi-
family district.

Figure 11: Courtyard style multi-family. Image Source: Clarion As-
sociates 2008.

N O T E  

This placetype describes typical 
multi-family complexes.  Multi-
family buildings or uses may be 
appropriate in other placetypes as 
a secondary use. 
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DISTRICT CHARACTERISTICS

•• Multi-Family Residential is generally 
formed by complexes or communities 
that support high intensity residential 
building types, such as town homes, 
apartments, condominiums and se-
nior housing.  

•• Large parking lots and low street con-
nectivity are common in Multi-Family 
Residential areas.

•• Open spaces and landscaping along 
the perimeter or edges of develop-
ments act as a buffer from commer-
cial or higher intensity development, 
and to screen the uses from adjacent 
single-family residential uses. 

SITE CHARACTERISTICS BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

•• Buildings are aligned along a corridor, 
and are typically configured around 
internal roads and open space.

•• Buildings may be connected by com-
mon spaces such as hallways, cause-
ways, or covered walkways.

•• Clusters of buildings typically sur-
round shared yards, common fea-
tures like club houses, pools, or water 
features. 

•• Subdivision patterns and individual 
lots are of little importance as owner-
ship is consolidated or a condomini-
um where no land is associated with 
the residential unit. Building spacing 
should be influenced by light and fire 
clearance requirements. 

Buildings are one to four stories high and 
should have finished facades that face 
the public right-of-way.  

70%	 Multi-family residential
10% 	 Parks / Open Space
20%	 ROW / Infrastructure

10 or more acres
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NEIGHBORHOOD COMMERCIAL

Figure 12: Illustration of a Mixed-use Neighborhood Commer-
cial center within a traditional neighborhood.

Figure 13: Three-quarter acre neighborhood commercial infill 
development showing scale and site placement of buildings. 
Image Source: McBride Dale Clarion 2008.

•• Neighborhood Commercial is char-
acterized by a locally-oriented con-
centration of retail, office and service 
uses that are typically located at busy 
arterial intersections within neigh-
borhoods or at their perimeter.  

•• This subdistrict may occupy the four 
corners of an intersection, or only one 
lot within a neighborhood.

•• Uses are intended to service the daily 
needs of the surrounding residential 
neighborhoods.

DISTRICT CHARACTERISTICS

•• The district characteristics should 
be influenced by the larger parent 
district (Traditional Neighborhood, 
Town Center, Suburban Neighbor-
hood, Village, etc. ). 

•• Neighborhood Commercial may be 
used as a transition between neigh-
borhoods and more intense business 
districts. 
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•• The buildings should be concentrated 
at the main arterial intersection to 
provide a sense of spatial enclosure, 
and prominence within the neighbor-
hood.  

•• Setbacks should be minimized or sim-
ilar to the setbacks on adjacent lots 
in neighborhoods.  Surface parking 
should be placed at the rear of build-
ings, shielded from the sidewalk and 
arterial streets.  Large surface parking 
lots should be placed within the inte-
rior of blocks and arranged to maxi-
mize sharing between multiple uses. 
On-street parking is encouraged.  

•• A public plaza or pocket park is the 
most appropriate type of open space 
and should be established as public 
civic space at the core of the district. 

SITE CHARACTERISTICS BUILDING CHARACTERISTICS MIX OF USES

AVERAGE SCALE

•• Buildings are one to two stories high 
and should integrate in scale and ar-
chitectural style with the surrounding 
neighborhood.  

•• The scale of the buildings should be 
similar to that of adjacent homes. 

•• Mixed-use structures and the adap-
tive re-use of an existing residential 
structure are encouraged.

50%	 Commercial
10%	 Office
5% 	 Civic / Institutional
15% 	 Parks / Open Space
20%	 ROW / Infrastructure

15 acres maximum
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HAMLET

•• A Hamlet is the rural equivalent of a Neighborhood Commer-
cial placetype with a small amount of associated residential. 

•• Hamlets are typically focused around a crossroads or near a 
rail line.  

•• Hamlets are characterized by the development of the four 
quadrants of a rural street intersection, and are usually fo-
cused around a rural business, a historic landmark, church, or 
civic use (i.e. schools, post office).  

•• Small-scale commercial businesses, such as gas stations, con-
venience stores, or restaurants, serve some daily needs of the 
surrounding rural residents. 

•• A loose collection of homes along the major roadways is also 
common.  

•• Hamlets can serve as the central focus for commercial activity 
within a rural area. When the rural areas around a Hamlet de-
velop they can transition to a Village Placetype. 

•• Minimal local road networks are present; lots have access di-
rectly from major arterial roadways. 

Figure 14: Nesbit displays common historical clustering of non-residen-
tial uses and a few homes near rural crossroad.  Settlement patterns like 
this are also referred to as hamlets.  Image Source: Pictomertry Birds-
eye, 2012.

•• Uses are often clustered and no open space is reserved.

•• Residential densities are relatively high for rural areas, and 
typically the homes are situated on frontage lots of various 
sizes with direct access to a major road. 

•• Buildings are one to three stories high.  

45% 	 Single-family residential  
25%	 Commercial
10% 	 Civic / Institutional
20%	 ROW / Infrastructure

15 acres
SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

DISTRICT CHARACTERISTICS
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MIXED USE BUSINESS/TOWN CENTER

Figure 15: The Green in Beavercreek, Ohio is a mixed use town center 
that combines commercial, office, residential and public spaces into a 
unique destination.  Image Source: The Greene. 2012.

•• A Mixed-Use Business / Town Center is an urban-style des-
tination intended to serve as a center to live, shop, work and 
play in the community.  

•• The higher intensity multi-story apartments, condomini-
ums, retail, entertainment and office uses are intended to 
cater to an ‘urban’ lifestyle, providing a comfortable pedes-
trian environment of blocks based on a grid or intersecting 
perpendicular street pattern.  

•• The higher-intensity residential areas are encouraged within 
close walking distance to the main arterial.

•• The district should include internal street networks with 
regular to semi-regular blocks. 

•• A Mixed-Use Business/Town Center should at a minimum 
include the following components: 

°° A central concentration of mixed use buildings including 
retail and service uses on the ground floor, office, servic-
es, and residential units on upper stories. 

°° A common open space or plaza. 

°° Sidewalks and on-street parking. 

°° Shared parking structures and lots. 

°° Further from the core, single use commercial build-
ings, and residential blocks of town houses or multi-
family buildings. 

°° Traditional Neighborhoods may be built adjacent to a 
Mixed-Use Business/Town Center to expand the scale 
and accommodate additional residential growth.  

DISTRICT CHARACTERISTICS
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SITE CHARACTERISTICS BUILDING CHARACTERISTICS MIX OF USES

AVERAGE SCALE

•• Buildings should be arranged to cre-
ate a consistent street wall close to 
sidewalks, and organization of build-
ings around a central square or main 
street is encouraged.

•• Parking is placed in structures or in 
surface lots behind buildings to create 
a more pedestrian-friendly environ-
ment, which includes well-connected 
sidewalks, bike lanes, planting strips 
and street furniture.  

•• A public plaza is the most appropri-
ate type of open space and should be 
established as public civic space at 
the core of the town center.  Pocket 
parks and neighborhood parks may 
be established in surrounding areas.  

•• Buildings are one to three stories high 
and can display traditional architec-
tural characteristics, however modern 
or vernacular architecture can influ-
ence the style of buildings, however, 
human proportions should be reflect-
ed in the architecture. 

•• Buildings should incorporate human 
scale elements.  

•• Windows and doors should be ar-
ranged to provide transparency along 
the street wall and create a regular 
pattern in each building.

•• Multi-story, mixed-use buildings with 
structured, underground, or internal 
parking areas are encouraged.

30 or more acres

25%	 Commercial
20%	 Office
15% 	 Multi-family Residential
5% 	 Civic / Institutional
15% 	 Parks / Open Space
20%	 ROW / Infrastructure
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INTERSTATE HIGHWAY
Interstate Highway placetypes describe the location of a place more than the 

form of the place.  Since the form of each interchange will vary based on the existing 
development pattern, the mix of proposed uses, and the availability of other utili-
ties and services, these locations should be considered for more focus master plan-
ning.  It is recommended that the county undertake a study of the land within one 
quarter mile of each of the exits to prepare a coordinated transportation network, 
development pattern and access management plan. 

Figure 16: Development at interchanges 
contains a variety of uses with a combina-
tion of placetypes decreasing in intensity 
as they are farther from the most visible 
areas.  Image Source: Menelaos Triantifil-
lou for MDC 2002. 
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•• The site should vary to accommodate 
the variety of development that oc-
curs around the interchange.

•• A one mile square master plan should 
be completed for each interchange/
exit to coordinate access management 
with development forms appropri-
ate to capitalize on the high visibility 
easy access locations. 

•• Surface parking is discouraged; struc-
tured or deck parking is preferred to 
preserve open space.

•• Buildings are one to three stories high 
and architectural themes should be 
developed for each interchange quad-
rant area.  Taller buildings may be 
appropriate to accommodate higher 
density office buildings. 

The mix of use varies by location, but 
may include an array of other placetypes 
described in these Guidelines. 

A minimum of one-quarter mile from 
highway rights-of-way. 

SITE CHARACTERISTICS BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

•• Interstate Highway Districts may share characteristics 
with Special Districts or Mixed-Use Town Centers. 

•• Interstate Highway is intended for the development of 
the four quadrants of an interchange, intended to serve 
as a first impression “gateway” into the community.  

•• The district serves as a regional economic engine with 
large employment populations, and a variety of uses, 
such as office complexes, commercial, research parks.

•• With their location in close proximity to major vehicular 
transportation gateways, the Interstate Highway District 
should be designed to accommodate high volumes of ve-
hicular traffic.  

•• Careful use of access management from the primary 
roadway or interchange is essential to maintain adequate 
traffic flow. 

•• As key hubs for travelers, interstate highway districts 
should incorporate multi-modal transportation options 
so travelers can switch travel modes easily within their 
boundaries. 

•• Frontage lots with direct access to the local road with 
ramp access are discouraged within 1/8th mile of the 
ramp intersections and interchange.  Parallel access roads 
and master planned developments are the preferred ap-
proach for developing land at the exits, to maintain safe 
traffic flow on the highway and local roads. 

DISTRICT CHARACTERISTICS
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SPECIAL DISTRICTS
The Special District Placetype applies to any development 

form that has its own unique internal layout of streets, blocks, and 
buildings typically owned, maintained or designed by a single 
entity.  

•• Special Districts are intended to support large numbers of em-
ployment uses, and will take different forms based upon the 
use and the intensity of the use.  

•• Most suitably located near but just off major roads and high-
ways, Special Districts could include such uses as: educational 
campuses, industrial and business parks, office parks, or expo 
centers.

•• A local road network will be required to accommodate heavy 
freight traffic where industrial uses are concentrated, and high 
levels of vehicular traffic during peak rush hours for office and 
educational districts.  

•• Multi-modal transportation options should also be integrat-
ed in these districts to provide alternative travel to and from 
these destination districts. 

•• Buildings located internal to a Special District and situated in 
a “campus-like” arrangement should be drawn closer to the 
street for optimal pedestrian access between adjacent build-
ings.

•• Surface parking should be placed to the rear of buildings, 
shielded or screened from the sidewalk and the street.

•• Access to the campus should be compatible with surrounding 
uses and development should include necessary buffering or 
transitions from adjacent uses. 

•• Buildings are one to four stories high and tend to have 
large footprints.

•• Architecture will be the product of the district’s func-
tion and will vary in each special district.

Varies by primary use and function.

20 acres or more 

DISTRICT CHARACTERISTICS

SITE CHARACTERISTICS BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE

Figure 17: Example of a university campus. Source: University of 
Mississippi. 2012
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CORRIDOR COMMERCIAL

Figure 18: A mixed layout common in corridor commercial development. 
Image Source: McBride Dale Clarion. 2013.

This placetype should be used sparingly and is not encouraged as a prominent 
form for the corridor. It may be appropriate within suburban or traditional neigh-
borhoods in limited amounts in context like a “Main Street” type district.  Major 
corridors (arterials and collectors) should not be dominated by extensive corridor 
commercial development because of the access management issues associated with 
this type of development.  See Goodman Road as an example of Corridor Commer-
cial placetype development form.

•• Corridor Commercial is highway 
and auto-oriented development com-
posed of a mixture of commercial, re-
tail and services that are adjacent to 
or near major arterials.   

•• Districts are linear and follow a major 
corridor. 

•• This placetype will draw customers 
from a more regional service area 
than the Neighborhood Commercial, 
and will not have as strong a relation-
ship with nearby residential neigh-
borhoods.

•• Buildings generally have a single-lot 
depth and have large setbacks from 
the road to accommodate for surface 
parking lots. Surface parking is en-
couraged to be located to the rear or 
side of the building.

•• Densities are relatively low, may be 
increased by requiring smaller side 
setbacks and providing incentives to 
build taller buildings with smaller 
footprint sizes.

Buildings are generally one to three sto-
ries.  It is recommended that building 
facades follow a local vernacular-style of 
design and materials to create a look and 
feel unique to the area.

Primarily commercial, retail, services, hos-
pitality with some civic and institutional 
uses, and parks. 

20 acres

DISTRICT CHARACTERISTICS SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE
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INDUSTRIAL
Industrial parks would be developed under the 

Special District Place type as a campus with internal 
circulation.  Industrial placetypes address free- stand-
ing single building industrial development with access 
from a major corridor. 

•• The Industrial placetype is typically located near 
major roads, highways, and railways. These sites 
may include manufacturing centers, warehouse 
and distribution centers and assembly operations.  

•• The Industrial areas are intended to provide op-
portunities to concentrate employment and thus to 
help maintain and increase the amount of employ-
ment in the region.

•• The location of industrial districts is appropriate 
along rural corridors and should be designed to 
consider the surrounding uses and the potential 
impacts on residential and farming operations in 
terms of noise, odor, or transportation implications.  

•• They are often buffered from surrounding develop-
ment by transitional uses or landscaped areas that 
shield the view of structures, loading docks, or out-
door storage from nearby properties and roads.

•• Buildings should be clustered so that uses that sup-
port or serve one another are located in the same 
areas.

•• Buildings are generally one to two stories and have 
large footprints.

Manufacturing and agricultural processing

20 acres

DISTRICT CHARACTERISTICS

SITE CHARACTERISTICS

BUILDING CHARACTERISTICS

MIX OF USES

AVERAGE SCALE
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Overview

•• Transportation, 
•• Water and Sewer, 
•• Natural Gas,
•• Power,
•• Wireless Communications, 
•• Broadband Communications,
The following Level-of-Service Guidelines and Site Selection Guidelines can be 

used in assessment of development proposals and in the preparation of various facil-
ity plans which should be coordinated and updated regularly to correspond to actual 
growth occurring in the corridor. The standards are provided based on general best 
practices from other communities.  As the county approaches each facility plan more 
specific standards may be developed for the corridor or County. 

Recommendations

•• Sheriff, 
•• Fire/Rescue, 
•• Schools,
•• Libraries, and
•• Parks, Open Space and Recreation. 
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The Public Facilities Planning Guide provides recommendations to identify fu-
ture needs for public facilities and their locational requirements. The primary 
goal of this element of the Stewardship Plan is to establish criteria for the 
identification of general locations for new facilities and areas where services 

can be expanded which best serve a growing population. The Stewardship Plan does 
not specify where and what kind of development is appropriate in geographic loca-
tions and is only the first step in a coordinated planning process for the county and 
the service providers; therefore, this chapter does not provide specific locations, the 
necessary equipment acquisition, personnel needs or other service-related expendi-
tures.  Those elements of planning will need to be addressed in individual facility 
planning processes based on the recommendations of this chapter. While this element 
was created as part of a process that focused on the I-69/I-269 corridor study area, the 
recommendations could be applicable to all areas and service providers in the county. 

Public facility planning is a key link between long-range planning and annual cap-
ital improvement budgets.  Planning for public facilities is based in part on attaining a 
desired and reasonable “level-of-service.” A level-of-service (LOS) standard is a way 
for DeSoto County to measure the services being provided. LOS standards, locational 
criteria and general policies are provided in the Plan for the following public facilities 
and services:
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Transportat ion

The current transportation network in the study corridor is framed by three 
major transportation north-south corridors: US 61 on the west, I-55/69 in the 
middle and US 78 on the east. I-55/69 is the mainline portion of the national 
I-69 corridor into Memphis, while US 78 is a major U.S. highway corridor 

that is planned to ultimately be upgraded to interstate standards (I-22). Land in the 
vicinity of these interchanges will be among the most accessible in the region, mak-
ing it potentially attractive to new development. Other north-south roads, primar-
ily minor arterials and collectors, intersect I-269 interchanges at two to four mile 
intervals. There are few east-west roads in the study area: North of I-269, Pleasant 
Hill Road spans a portion of the study east of I-55/69, while Star Landing Road runs 
from just east of I-55/69 to US 61. South of I-269, SR 304/Byhalia Road runs the entire 
length of the corridor.

The Memphis Area Long Range Transportation Plan includes plans for the Mis-
sissippi Department of Transportation (MDOT) to widen I-55/69 from four to eight 
lanes from Goodman Road to Church Road.  Planned roadway projects include ex-
tensions of existing roads to provide a more robust transportation network. Most 
notably, Star Landing Road will be extended westward so that it spans the entire 
length of the study corridor.

The county should consider undertaking the following strategies to improve the 
efficiency of the existing and planned transportation system: 
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Figure 1: Definition of Level-of-Service. Source: Gresham Smith

•• Achieve a “C” daily LOS stan-
dard for the county’s arte-
rial and collector roads.

•• Achieve a “D” peak hour LOS 
standard for the county’s arte-
rial and collector roads.

•• The minimum LOS standards for the 
state roadways located within the 
county should be the same operat-
ing LOS standards as adopted by 
the Florida Department of Trans-
portation in the FDOTs 2009 Qual-
ity/Level-of-Service Handbook. 

Preserve future transportation corridors and other rights-of-way to reduce future acquisition 
costs. The DeSoto County Thoroughfare Plan was adopted in 2004 as the Transportation 
Plan element of the DeSoto County 2030 Comprehensive Plan. The county should work 
with developers and utility companies to identify planned right-of-way to be set aside, 
then acquired and purchased for future roadways, sidewalks, and bicycle paths. The county 
Zoning and Subdivision Ordinances should be updated to provide incentives to dedicate 
thoroughfares during the development approval process. For example, density transfers 
could be used to persuade landowners or developers whose interests are impacted through 
right-of-way acquisition on their land. Density transfers allow landowners or developers to 
achieve the same overall density in a site, but concentrate the development in land not 
acquired for the right-of-way.

Adopt and monitor transportation 
levels-of-service standards to expand 
and improve mobility. Transportation 
level-of-service standards are used to 
gauge the operational performance of 
the existing roadways and gauge when 
improvements are needed.  The LOS is 
a qualitative measure that describes traf-
fic conditions related to speed and travel 
time, freedom to maneuver and traffic 
interruptions.  There are six levels, rang-
ing from “A” to “F” with “F” being the 
worst. Each level represents a range of 
operating conditions.  The graphic below 
illustrates the traffic flow conditions and 
approximate driver comfort level at each 
LOS.  Data requirements include facility 
type, number of lanes, divided/undivid-
ed roadway, number of signals per mile, 
area type and one-way/two-way opera-
tion. LOS standards should be adopted 
by the county and maintained as growth 
occurs.  Example policies to achieve this 
include:

REFERENCE GUIDE

Model Ordinance and Amendments 
for Protection of Corridors and 
Rights-of-Way produced by the Cen-
ter for Urban Transportation Research 
at the University of South Florida.

4 | Transportation

DeSoto PUBLIC  FACILITIES  PLANNING GUIDE  
Stewardship Plan



Develop a more robust local street 
network with inter-connected streets. 
The ability to move traffic laterally across 
the corridor is currently hampered by the 
lack of clearly defined east-west connec-
tor roads. A major element of major thor-
oughfare planning is to systematically 
develop a full network of inter-connect-
ed collector streets that place particular 
emphasis on enhancing opportunities to 
travel east and west across the corridor. 
One effective method of accommodating 
higher volumes of traffic resulting from 
growth and development is to imple-
ment a network of highly inter-connect-
ed streets that provide multiple options 
for movements throughout the commu-
nity. Dispersal of traffic helps to distrib-
ute traffic more evenly and help prevent 
large, clogged intersections, and instead 
allows the creation of compact, walkable 
intersections and narrow streets that can 
be treated at a human scale. Short blocks 
create pedestrian-friendly environments.

Encourage street spacing in future 
growth areas. At a maximum, streets 
within the future growth target areas 
should be spaced no more than 1/8 of 
a mile apart. Arterials, which form the 
backbone of the transportation network 
and carry most of the regional traf-
fic, should be spaced at approximately 
one mile. Major and minor collectors, 
which carry most of the traffic, should be 
spaced at ½ mile and ¼ mile intervals re-
spectively. Local streets should fill in the 
rest of the network. 

It is important to note that this net-
work does not necessarily have to be pro-
vided by the public sector. This network 
could easily be built as part of private 
development, and should provide con-
nectivity to the external network.

Develop connectivity plans and 
guidelines. Although DeSoto County 
has a Major Thoroughfare Plan, it lacks 
plans for local street connectivity and 
pedestrian and bicycle access ways.  The 
county should consider developing con-
nectivity plans, or at a minimum, con-
nectivity guidelines for new residential 
or mixed-use development.  The follow-
ing example guidelines provide useful 
benchmarks for evaluating whether a 
proposed development will result in a 
connected street network within target 
growth areas.  They may be implement-
ed within land development regulations:

•• Block size: 200 ft. to 800 ft.

•• Cul-de-sacs: Limited to 
10% of all street links

•• Intersection density: Minimum 0.8 
to 1.2 intersections per 10 acres

•• Street connections: Provide full street 
connections with spacing of no more 
than 530 feet between connections.

Figure 2. Local street functional classification 
and spacing guide. Source: Gresham Smith

Figure 3: Connectivity Diagram. Source: Gresham Smith
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Create and adopt a set of Access 
Management Standards. The county 
should create and adopt a set of access 
management standards to regulate lev-
els of access depending on the function 
of the roadway. Typical measures used 
in access management are listed below.  
These access management principles can 
be enforced through subdivision regula-
tions:  

1.	 Create a review process for lot 
splits that prevents the creation of un-
buildable lots, excessive flag lots, or oth-
er land division patterns that can lead to 
access problems. 

2.	 Establish a minimum lot front-
age and a maximum lot width-to-depth 
ratio.  These prevent the creation of long 
and narrow or irregularly shaped lots 
that can lead to access and circulation 
problems.

3.	 Require internal connections 
between adjacent developments and dis-
courage single access to subdivisions. 

4.	 Establish lot frontage and di-
mensional requirements.  Minimum lot 
frontage standards should be higher on 
arterials and collectors to allow for great-
er spacing between commercial or resi-
dential driveways. Insufficient driveway 
throat  length can result in the formation 
of queues at the entrance of a site and in-
terfere with through traffic on the abut-
ting  roadway.

5.	 Consolidate multiple driveways 
and control the frequency and spacing 
of intersections and driveways.  Drive-
way spacing at intersections and corners 
should provide adequate sight distance 
and response times and permit adequate    
stacking space.  

6.	 Establish joint access require-
ments that provide for a unified on-site 
circulation plan and adequate driveway 
spacing along developing commercial 
corridors.

7.	 Encourage shared access be-
tween developments and discourage 
single access developments. 

Adopt a “Complete Streets” policy 
for publicly owned and maintained 
streets. The county should consider 
adopting a “Complete Streets” policy for 
publicly owned and maintained streets. 
“Complete Streets” is a national move-
ment that includes the Federal Highway 
Administration (FHWA), state depart-
ments of transportation (DOTs), metro-
politan planning organizations (MPOs), 
cities, counties, nonprofit and others.  
The National Complete Streets Coali-
tion states that complete streets are “…
designed and operated to enable safe ac-
cess for all users.  Pedestrians, bicyclists, 
motorists and bus riders of all ages and 
abilities are able to safely move along 
and across a complete street.”

The United States Department of 
Transportation (USDOT) has developed 
a Design Guidance Policy Statement 
document titled Accommodating Bi-
cycle and Pedestrian Travel: A Recom-
mended Approach: Integrating Bicy-
cling and Walking into Transportation 
Infrastructure.  This guidance can form 
the foundation from which the county 
can adopt their own complete streets 
policies and then implement them 
through supporting ordinances, regula-
tions and standards.

8.	 Limit new driveways along ma-
jor road. 

9.	 Adopt minimum traffic signal 
spacing.

10.	 Allow for the installation of 
raised medians and control the frequen-
cy of median breaks. 

 MODEL ORDINANCES

Model Land Development and 
Subdivision Regulations that Support 
Access Management for Florida Cit-
ies and Counties.
National Cooperative Highway 
Research Program Report 548: A 
Guidebook for Including Access 
Management in Transportation Plan-
ning
Kentucky Model Access Manage-
ment Ordinance
Reducing Traffic Congestion and 
Improving Traffic Safety in Michigan 
Communities: THE ACCESS MAN-
AGEMENT GUIDEBOOK 
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The National Complete Streets Co-
alition has defined the following 10 el-
ements of a comprehensive complete 
streets policy:

•• Includes a vision for how and 
why the community wants 
to complete its streets.

•• Specifies that “all users” includes 
pedestrians, bicyclists, and pub-
lic transportation passengers of 
all ages and abilities, as well as 
trucks, buses, and automobiles.

•• Applies to both new and retrofit 
projects, including design, plan-
ning, maintenance, and opera-
tions, for the entire right-of-way.

•• Makes any specific exceptions and 
sets a clear procedure that requires 
high-level approval of exceptions.

•• Encourages street connectiv-
ity and aims to create a com-
prehensive, integrated, con-
nected network for all modes.

Implement the prioritized actions 
of the DeSoto County Greenway Mas-
ter Plan. The DeSoto County Greenway 
Master Plan, completed in 2010 creates 
numerous opportunities for future parks 
and a robust, interconnected network 
of greenways and trails.  The Greenway 
Master Plan depicts multiple future gre-
enway/trail routes, and categorizes them 
as primary, secondary or linkage routes.  
The primary trail routes interconnect the 
unincorporated portions of the county 
with the municipalities. The secondary 
trail routes act as spurs and connectors 
between the primary routes, and the 
linkage routes connect to Arkabutla Lake 
and the Coldwater Canoe and Kayak 
Trail. The trail system includes a future 
Tunica County connector, which would 
run parallel to US 61 southwest toward 
the Tunica Riverfront and Museum. 

Figure 4: Diagram of Complete Street Elements-Source: Gresham Smith

•• Is understood and adoptable by 
all agencies to cover all roads.

•• Directs the use of the latest and 
best design guidelines while 
recognizing the need for flex-
ibility in balancing user needs.

•• Directs that complete street so-
lutions complement the con-
text of the community.

•• Establishes performance standards 
with measurable outcomes.

•• Includes specific next steps for 
implementation of the policy.
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Water and 
Sewer

DeSoto County is not a water service provider and does not operate any 
water delivery systems.  There are 14 certificated, non-municipal water 
associations operating in the county that are owned by private companies 
or water authorities.  Each provider has a specific service area, accessing 

the Sparta Sand, Upper Wilcox and Lower Wilcox aquifers through wells.  Residents 
in areas located within water service areas where water lines do not exist or in areas 
located outside of service areas rely on wells to provide water supply. 

Sewer service within the study corridor is provided by DeSoto County Regional 
Utility Authority (DCRUA).  DCRUA was formed to provide countywide sewer ser-
vice in response to the possibility that future growth might be constrained by lack of 
adequate sewer treatment facilities. DCRUA functions as a wholesaler, meaning that 
all water, wastewater and sewage is disposed of through the Authority’s treatment 
system.  The 10 private and multiple municipal wastewater treatment companies 
and departments will continue to operate as local retail wastewater and sewerage 
services, providing the service to individual users.

The map on the following page shows DCRUA’s future plans for capital im-
provements (as of 2011). The Johnson Creek Wastewater Treatment Facility is being 
updated to a four million gallon per day (MGD) facility in the western portion of the 
county.  The Short Fork Wastewater Treatment Facility in the eastern portion of the 
county is operating at close to capacity at 4 MGD.  DCRUA plans to expand capacity 
at this facility to 12 MGD.  The treatment facility upgrades are expected to provide 
DeSoto County with adequate treatment capacity to at least the target year of 2030.
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Recommendations

The county should consider the following recommendations to guide water and wastewater improvements:

Continue the implementation and 
improvement programs in the DCRUA 
Master Plan and continue the construc-
tion of water and sewer lines to serve 
growing areas of the county. Use the 
provision of sanitary sewer service as a 
land planning tool to guide the location 
and timing of new development and pri-
oritize major new investments to those 
areas targeted for new growth by the 
Stewardship Plan.  Design sewer main 
extensions, major pump stations and mi-
nor lift stations so as to provide the maxi-
mum service area coverage for the least 
amount of cost.

Develop a 10-Year Water Supply 
Work Plan for the county. The county 
should develop a 10-Year Water Sup-
ply Facilities Work Plan to make certain 
that the public and private sector water 
service utilities provide, repair and/or 
replace potable water supply, treatment 
and distribution facilities.  This plan 
would be used to correct existing defi-
ciencies in their respective service areas 
as may be required to meet or exceed the 
level-of-service standards established in 
the plan.

The document should be designed 
to: assess current and projected potable 
water demands; evaluate the sources and 
capacities of available water supplies; 
and identify those water supply projects, 
using all available technologies, neces-
sary to meet the county’s water demands 
for a 20-year period.

The development and utilization of 
new potable water supply sources and 
the acquisition of land necessary for such 
development shall be based upon the 
information, guidelines and procedures 
identified within the plan.  The work 
plan should be updated, at a minimum, 
every five years.

Establish a service expansion policy 
to determine when, how, where, and 
who pays for expansion of water and 
sewer services. The county should work 
with the water associations/companies 
and DCRUA to establish a service expan-
sion policy to determine which areas of 
the county should be targeted as priori-
ties in being provided potable water sup-
ply and sanitary sewage disposal. The 
identified target service areas should be 
considered priority funding areas for 
committing financial resources to those 
services.

Developers should be responsible 
for funding the expansion of sewer and 
water lines to serve new development. 
Developers should be responsible for 
funding the expansion of sewer and wa-
ter lines to serve new development, and 
should be responsible for analyzing the 
capacity of the system to meet peak de-
mand flows and fire flows, so as to de-
termine if adequate capacity exists to 
meet the increased demand on the dis-
tribution systems. Provide for a prorated 
cost sharing program with developers to 
fund water and sewer improvements.

The county should consider adop-
tion of an ordinance allowing reim-
bursements to developers where their 
development provides substantial excess 
capacity in the water distribution system 
or wastewater collection system.  In order 
to further assure high water and sewer 
service standards, the county should de-
velop and maintain countywide design 
standards for all improvements and ex-
tensions of water distribution and sewer 
collection systems.
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DeSoto County should develop pro-
cedures and programs to monitor levels-
of-service of each water supply, water 
treatment and wastewater treatment 
facility for use by County agencies that 
issue development permits.   Such proce-
dures may include the establishment of 
water and wastewater allocation process-
es to assure that adequate water supply, 
and water and wastewater transmission 
and treatment capacity is available prior 
to issuance of development permits.

Set targeted level-of-service stan-
dards for water and sewer. LOS stan-
dards should be adopted and used as the 
basis for determining the availability of 
facility capacity and for determining the 
demand generated by new development.

LOS standards should be agreed 
upon between the county and the water 
service providers for the use in treating, 
transmitting and distributing a safe and 
adequate potable water supply.  Both 
average daily water use and peak rate 
of demand are important in design-
ing a system that can deliver adequate 
water supply.  To analyze demand, the 
total water sales for commercial, indus-
trial and institutional uses is equated or 
translated to equivalent residential uses 
(ERUs).  An ERU is generally the equiva-
lent of a single family unit.

•• For example, standards may include 
maintaining an average daily flow of 
210 gallons per ERU and a maximum 
daily flow of 575 gallons per ERU.

LOS standards should be agreed 
upon between the county and DCRUA 
for the use in planning and designing the 
sanitary sewer system. The design flow 
standards for sanitary sewer should be 
based on a combination of population 
and land uses.  

•• For example, a figure of 300 gallons 
per day per connection for residential 
demand could be used, and a figure 
of 2,000 gallons per acre for general 
commercial demand could be used.

Another example of a LOS standard is:

•• Meet or exceed on a yearly basis 90% 
of the days that the DCRUA waste-
water treatment facilities are in full 
compliance with the effluent quality 
standards contained in the Missis-
sippi Pollution Discharge Elimina-
tion System (MPDES) permitted for 
each individual facility discharge. 
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Locational criteria for sewer and water facilities relate 
primarily to the acquisition of easements for the location 
and placement of sewer lines relative to land slope. The fol-
lowing criteria should apply to the location of new water 
and sewer facilities:

•• Encourage new development adjacent to existing lines 
to tie into the sewer and water systems in the most ef-
ficient way possible. It may be necessary to loop water 
lines to provide redundancy within the system.

•• Gravity sewer lines are preferable, but sewage pumping 
stations may be needed.

Site Selection Guidelines

Nonresidential Fire Flow Requirements

Zoning type
Duration           	
 (hours)

Fire Flow gallons   	
per minute (gpm)

Neighborhood Commercial

General Commercial and Industrial
Highway Commercial and Office

3

2
2,500 2
3,000

1,750

Residential Fire Flow Requirements

Distance between Buildings
Duration           	
 (hours)

Fire Flow gallons   	
per minute (gpm)

Greater than 100
31-100

2
750 2
1,000

500

11-30

Less than 11 1,500
2
2

Consider adopting a fire flow ordinance 
and maintain the standards established for 
fire protection flows. The ordinance would 
determine minimum fire flow requirements 
for new developments. Residential fire flow 
requirements are based upon distance be-
tween buildings and non-residential fire flow 
requirements are based upon land uses or 
zoning districts.  Examples are shown below:

•• Sewer lines should correspond to the natural and altered 
slope of the land.

•• When possible, water and sewer lines should follow 
public rights-of-way.

•• Specific engineering will be required for each system ex-
pansion.
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Gas service is provided by Mississippi Valley Gas Company and the City of 
Olive Branch, which cover approximately three-fourths of the study area. 
Atmos Energy provides gas services in Southaven.  Two major gas trans-
mission lines traverse the western portion of study area, located parallel 

to the western most interchange of I-69 (at MS 713) and parallel to and west of U.S. 
61. In the central portion of the study area a gas transmission line runs parallel to 
U.S. 51.  Two lines bisect the eastern portion of the study area on the east side of Red 
Banks Road, running diagonal from east to west.     

Encourage coordination with natural gas utility providers and plan for future 
needs of facilities in conjunction with emerging development designs. The DeSoto 
County Planning Commission should provide the natural gas utility providers with 
timely notice of all annexation, industrial, commercial and subdivision development 
applications. 

Promote the joint planning and coordination of public and private natural gas 
utility activities. The county should provide the natural gas utility providers with 
timely notice of all major utility projects, including the maintenance and repair of 
existing roads, street widening projects, construction improvements in order to en-
able timely relocation and/or upgrades to the facilities.    

In addition, the county should coordinate with private utilities during installa-
tion to minimize public costs to maintain curbs, gutters, streets, and sidewalks.

Coordinate with natural gas utility providers to identify major development 
sites and to ensure that the necessary infrastructure is in place to provide gas service 
to support development. DeSoto County should coordinate closely with natural gas 
utility providers to help identify major development sites that will attract new busi-
ness to the county. This will ensure that the necessary infrastructure is in place to 
support major development as it occurs and will serve to foster economic develop-
ment. Emphasis should be placed on leveraging private investment to the greatest 
extent possible so that public investment provides the best possible economic return 
to the county.

Natural  Gas

Recommendations
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Electr ical 
Power

The majority of the corridor area is served by Entergy Mississippi, Inc.  DeSo-
to County is Entergy’s largest customer (the Entergy district covers almost 
two-thirds of the study area).  Coahoma EPA and North Central Mississippi 
EPA serve the extreme western and eastern portions of the study area, re-

spectively. Entergy views the I-269 corridor as the most important growth engine 
within their service area. A transmission line runs parallel to the I-69 corridor and 
Entergy has begun acquiring sites on which to build substations. However, Entergy 
must expand their distribution network to serve new growth within the study area.

Recommendations

Encourage coordination with electrical utility providers and plan for future 
needs of facilities in conjunction with emerging development designs. The DeSoto 
County Planning Commission should provide the electrical utility providers with 
timely notice of all annexation, industrial, commercial and subdivision development 
applications. 

Promote the joint planning and coordination of public and private electric util-
ity activities. The county should provide the electrical utility providers with timely 
notice of all major utility projects, including the maintenance and repair of existing 
roads, street widening projects, and construction improvements that involve power 
poles and streetlights in order to enable timely relocation and/or upgrades to the 
facilities.    
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Construct transmission and distri-
bution lines underground, whenever 
possible. Consider burying new electri-
cal transmission and distribution lines 
where appropriate, and where it is fea-
sible and under the Mississippi Public 
Utility Commission rules, convert exist-
ing overhead lines to underground fa-
cilities in urban areas.  The benefits of 
locating lines underground include pro-
tecting human exposure to the unhealth-
ful impacts of low level electromagnetic 
radiation and the benefit of the visual 
absence of overhead lines.  As a trade-
off, the placement of lines underground 
costs five to eight times as much as over-
head lines because they must be over-
built to account for increases in capacity 
in the future.

Ensure that an adequate acreage of 
land is available for the expansion of elec-
tric line facilities. Plan for the location of 
new transmission lines within transpor-
tation corridors, along railroad rights-of-
way for above-ground transmission lines 
and along existing or planned utility 
and road rights-of-way for underground 
transmission and distribution lines.  
New facilities should be designed and 
sited to preserve areas needed for future 
right-of-way dedication and for ancillary 
easements for the construction of road 
improvements. 

Coordinate with Entergy to identify 
major development sites and to ensure 
the provision of adequate electrical ser-
vice to support major development sites. 
DeSoto County should coordinate close-
ly with Entergy to help identify major 
development sites that will attract new 
business to the county. This will ensure 
that adequate electrical service is in place 
to support major development as it oc-
curs and will serve to foster economic de-
velopment. Emphasis should be placed 
on leveraging private investment to the 
greatest extent possible so that public in-
vestment provides the best possible eco-
nomic return to the county.

Site Selection Guidelines

Visual impact should be a key el-
ement in the evaluation of proposed 
transmission line locations.  Locations 
for new electrical lines, sub stations and 
equipment areas should meet the fol-
lowing criteria:

•• Co-locate electric facilities when-
ever feasible and appropriate to 
minimize visual and noise impacts 
to neighborhoods. Ensure that the 
co-location of new utility transmis-
sion distribution and other facilities 
is consistent with the utility industry 
practices, the Mississippi Public Ser-
vice Commission requirements, and 
national electrical and other codes.

•• Avoid environmentally sensitive 
areas.............................................a

•• If possible, locate new facilities in 
areas of commercial or industrial 
land uses...................................

•• Provide for the appropriate screen-
ing and buffering of proposed 
facilities...........................................

18 | Electrical Power

DeSoto PUBLIC  FACILITIES  PLANNING GUIDE  
Stewardship Plan



Wireless 
Communications

Digital or cellular phone service, otherwise known as wireless communi-
cation, has become an essential element of modern day communication, 
and the demand for wireless communication technology is increasing. 
Although wireless communication services are not publicly owned utili-

ties, their inclusion in this plan is appropriate given their necessity and scope of use. 
Appropriate locations for such facilities are becoming more difficult to find, and tele-
communication towers have special land use implications because of their potential 
visual impact on surrounding properties. These realities place a premium on deter-
mining the most efficient distribution of wireless infrastructure on the whole, rather 
than solely for individual service providers.

The citizens and businesses of the county will continue to demand services 
that will improve the quality of life and economic development of the community; 
however, the manner in which these services are provided must be sensitive to the 
aesthetic, health, safety and property values of the community. Striking a balance 
between the desires for state-of-the-art, cost-effective communications infrastructure 
while being aesthetically sensitive to residential and commercial areas will be neces-
sary. This will require careful consideration not only on a case-by-case basis but may 
also warrant an in-depth, countywide network analysis given the continued evolu-
tion of the industry and related technology.
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Site Selection Guidelines

The Telecommunications Act estab-
lished a role for three (3) parties in the 
future development of wireless commu-
nications services: the communications 
industry, the Federal Communications 
Commission (FCC), and local govern-
ment. Within the confines of FCC licens-
ing and administration and local govern-
ment regulations of land use and zoning, 
each provider is free to design its own 
network or system. Wireless communi-
cations service providers are not treated 
as public utilities or franchises, but are 
competitors in an open market. Although 
the free-market approach is intended to 
result in the best communications servic-
es for the least cost, it also results in an 
increase in the number of wireless com-
munications antennas and towers. 

In order to balance the interest of 
providing quality wireless service with 
the interests of the public health, safety 
and welfare, community aesthetics and 
promoting the integrity of the county’s 
residential neighborhoods, preserving 
the residential character of the commu-
nity is especially crucial. Thus, the fol-
lowing site selection guidelines should 
be considered for the location of new 
wireless communication facilities:

Locational/Siting Policies

Location Opportunities

•• Existing Communication Towers - 
Co-location opportunities may still 
exist on some existing towers in the 
county. New towers should be de-
signed to allow co-location.

•• Entergy has several large power 
transmission corridors which cross 
the county. These corridors consist 
of easements and rights-of-way that 
offer opportunities for co-location of 
transmission towers and communica-
tions antennas. 

•• Buildings - Wireless service antennas 
can be mounted on the roofs or sides 
of taller buildings. 

•• Churches - Many churches in the 
county present telecommunication 
service providers with the potential 
for locating antennas inside existing 
steeples or building a steeple for a 
church that does not presently have 
one.

•• Public Sites - County government 
sites appropriate for locating com-
mercial wireless communications fa-
cilities include selected fire stations, 
libraries, schools, parks, post offices, 
water tanks, towers erected for pub-
lic service use, and other public fa-
cilities. These facilities are often large 
enough to allow sufficient separation 
from surrounding residential uses, or 
are located adjacent to industrial land 
uses.

The following policies should be 
used to determine appropriate sites for 
the location of wireless communication 
facilities:

•• Discourage towers in areas zoned or 
planned for residential uses.

•• Discourage towers in private cem-
eteries.

•• Encourage stealth tower design when 
towers are requested adjacent to or in 
close proximity to residential areas. 

•• Only consider new locations for tow-
ers when co-location or replacement 
of existing towers is not adequate and 
feasible. Consider county-owned, 
state-owned, or federal properties 
and facilities that encourage proper 
siting of wireless communications 
towers provided.  

•• New telecommunications sites in ar-
eas zoned or planned for industrial, 
commercial or agricultural properties 
with no residences should be initially 
constructed or designed to be extend-
ed to a height of 199 feet. Reduced 
tower height may be more appropri-
ate in sensitive locations.
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In addition to the standards listed 
above for the selection of appropriate 
locations for wireless communication fa-
cilities, the following policies should be 
applied to guide the county’s decisions 
regarding wireless communication fa-
cilities:

•• Encourage appropriate provision for 
telecommunications systems in the 
design of new development.

•• Encourage, where appropriate, the 
placement of antennas on existing 
structures including but not limited 
to existing towers, utility poles, water 
tanks, building rooftops, and other 
tall structures.

•• Encourage, where appropriate, the 
upgrade or replacement of lower 
towers with taller towers designed to 
maximize co-location opportunities.

•• Expedite the permitting of wireless 
communication towers that have 
minimal visual impacts and meet all 
regulatory standards.

•• Maintain an inventory of tower sites 
and all existing telecommunication 
facilities to determine co-location op-
portunities.

•• Coordinate with adjoining localities 
when a tower request is proposed 
near the county boundary.

•• Encourage providers to submit their 
“build-out” coverage grid for the en-
tire County.

Additional Recommendations

•• Obtain industry and citizen input in 
the future development of local wire-
less communications regulations.

•• Ensure ground-mounted equipment 
does not generate noise in excess of 
50-decibels at the property line of the 
parcel on which the tower is located.

•• Encourage the consideration of stealth 
tower designs for all applications.

•• Use monopoles rather than lattice 
towers.

•• If co-location opportunities are not 
possible, encourage siting of towers 
at locations within wooded areas or 
remote sites away from residential 
structures. While such locations may 
not obscure from view the entirety of 
the tower, they may reduce the visual 
impact.

•• Locate towers at the lowest possible 
point along ridge lines.

•• Ensure new towers or antenna struc-
tures do not block the county’s mi-
crowave paths or interfere with the 
county’s public safety radio system.

•• Use monopoles rather than lattice 
towers.
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Broadband 
Communications

Other telecommunications capabilities, such as fiber optics, are fast becom-
ing basic infrastructure requirements for major corporations and indus-
try.  DeSoto County currently has sparse fiber optic network coverage. 
However, MDOT has plans to include fiber optic lines in all of its future 

road projects, including the un-built portion of I-269, I-55/69 north of I-269 and US 78. 
When complete, the corridor could be connected both to Memphis and Blue Springs, 
where the new Toyota manufacturing plant is located.  Approximately half of the 
corridor is currently covered by digital subscriber line (DSL) service, which runs on 
twisted-pair copper wires and can carry both voice and data signals.  Cable service, 
which is delivered through coaxial cable, is currently available in the corridor only in 
Southaven and in areas to the east along MS 3041. 

In an effort to identify, map and expand service to undeserved areas in the broad-
band coverage network, the Desoto County Board of Commissioners established a 
Broadband Internet Access Committee in 2012 and launched the Broadband Initia-
tive.  An open broadband network can increase the productivity of businesses, and 
can serve as a platform for growth by increasing access to educational resources and 
health care services, by efficiently delivering County services and by stimulating cre-
ative solutions to traffic congestion. Broadband is available through local telephone 
companies, cable providers, and some wireless networks.

1 Source: https://msbb.broadmap.com/StateMap	
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Recommendations

•• Encourage and support the advance-
ment of affordable broadband or high 
speed Internet access to all areas of 
the corridor.

•• Encourage cooperative efforts be-
tween the public and private sectors 
so that infrastructure costs are shared 
between the public safety and com-
mercial networks.  For example, iden-
tify and articulate rights-of-way con-
struction and maintenance practices 
to reduce overall capital and mainte-
nance costs for both government and 
users, which will help to avoid un-
necessary delays, actions, costs and 
inefficiencies related to the construc-
tion and maintenance of broadband 
facilities along public rights-of-way.

•• Coordinate with local broadband ser-
vice providers and the FCC to put in 
place pro-deployment policies such 
as joint trenching, conduit construc-
tion and placement of broadband fa-
cilities on public property.

•• The cost of deploying a broadband 
network depends significantly on 
the costs that service providers incur 
to access conduits, ducts, poles and 
rights-of-way on public and private 
lands. These costs can be reduced 
directly by cutting fees. Almost 20% 
of the cost of fiber optic deployment 
is spent on companies obtaining per-
mits and leasing pole attachments 
and rights-of-way.  Thus, costs can 
also be lowered indirectly by expe-
diting processes and decreasing the 
risks and complexities that compa-
nies face as they deploy broadband 
network infrastructure.

•• Establish and implement standards 
and guidelines for new building proj-
ects that would ease and help expand 
Internet access.

•• Require that all new residential and 
commercial buildings and develop-
ments have the appropriate infra-
structure to support broadband In-
ternet access.  For example, require 
the provision of conduit space within 
joint utility trenches for future high-
speed data equipment and flexibility 
in conduit placement to allow for easy 
retrofit for high speed data systems.
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The mission of the DeSoto County Sheriff’s Department is to protect and 
serve the citizens of the county and to strive to eradicate criminal activity 
and conditions that have a detrimental impact upon public safety.  Cur-
rently, the DeSoto County Sheriff’s Office operates out of one building, on 

West South Street in Hernando.  Administrative space for the Sheriff’s Office con-
sists of 9,454 square feet of administrative space and 50,120 square feet of jail space. 
The jail facilities, which house all of the inmates arrested in the entire County (there 
are no municipal jail facilities), are new facilities completed in 2002. The jail houses 
160 inmates, including juvenile, female and male inmates.  In 2012, the opening of 
the new detention facility expanded the county’s inmate capacity up to 1,000. The 
facility is designed to house both male and female inmates.   

The DeSoto County Sheriff’s Department has approximately 160 full and part-
time employees providing law enforcement for the county.  The department is or-
ganized into nine divisions: aviation, communications, corrections, courts, crisis 
response units, fugitive, investigative units, training, and uniform patrol.  The Uni-
form Patrol Division consists of four separate units: traffic, K-9, school resource, and 
uniform patrol.  The Uniform Patrol is the largest unit within the Desoto County 
Sheriff’s Department.  There are 52 deputies assigned to the Uniform Patrol Unit, 
and the county is divided into eight wards for which the deputies are assigned to 
patrol.

Sheri ff  and 
Safety Services
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Recommendations

Establish current and targeted Level-of-Service Standards. The current LOS can 
be determined by tracking response times to emergency calls and non-emergency 
calls, by determining the ratio of square feet of sheriff office building space per an-
nual calls for service, or by determining the ratio of sworn deputy per 1,500 people.    
Response times are measured by the average time required from call receipt to sher-
iff officer arrival at an incident.  

Example targeted LOS standards  include:

•• Respond to 100% of emergency or high-priority calls 
within 5.8 minutes of being dispatched.

•• Respond to 100% of non-emergency calls with-
in eight minutes of being dispatched. 

•• Maintain and improve upon a sworn deputy devoted to law enforce-
ment duties to population ratio of one deputy per 1,500 people.

Site Selection Guidelines

The following locational criteria 
should be considered when identifying 
locations for police stations:

•• Identify sites with good central 
access to the local road network 
in the district they will serve.

•• Sites should accommodate approxi-
mately 10,000 square feet of opera-
tional building space, of which 3,500 
square feet should accommodate 
vehicles and other equipment requir-
ing protection from the elements.

Additional Recommendations

In addition to the locational crite-
ria listed above, the following recom-
mendations should be used to guide 
the acquisition of land for and develop-
ment of new sheriff’s facilities in DeSoto 
County.

•• Maintain an active exchange of 
information between the Sheriff’s 
Department and the Planning De-
partment to address future needs 
for police services in the county.

•• When possible, use existing 
space for new district head-
quarters to reduce the start-up 
costs associated with establish-
ing a new district command.Prepare long-range plan for operations, personnel, and capital facilities; coordi-

nate with other long-range planning efforts in the county. As demand for services 
and facilities grows the Sheriff’s Department will need to be prepared with expand-
ing personnel and services. The Department should continue their annual operating 
budgets and consider preparing a five or 10 year plan that coordinates with esti-
mated capital facility growth. 
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Fire and 
Rescue
Fire and rescue service is provided to DeSoto County residents mostly by vol-

unteer fire protection districts.  There are 10 Fire Protection Districts (FPDs) 
in the county.  These districts also provide emergency medical or paramedic 
services, as well as rescue services, in addition to fire suppression.  A major 

need for the volunteer fire departments in the future will be an ample supply of fire 
suppression water, especially in new development areas.  Although most of the land 
within the study corridor currently falls within the county’s minimum criteria for 
response time distances, new growth will challenge the ability of existing stations 
to keep pace with demand and additional locations/capacity will be necessary.  The 
provision of fire protection is an essential community safety service that requires a 
major commitment of capital improvement funds. Careful consideration must be 
given to the placement of fire stations throughout the community in order to achieve 
the highest level of fire suppression service for the associated capital costs.
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Recommendations

Establish current and targeted Lev-
els-of-Service Standards. The current 
LOS can be determined by the ratio of 
calls to floor area of fire/rescue facilities.  
The reported number of calls for the lat-
est fiscal year should be divided into the 
current floor area of existing fire/rescue 
stations to derive a current level-of-ser-
vice, in square feet per service call.

Other methods for determining cur-
rent LOS include:

•• Stations per service popula-
tion —for example: the current 
number of stations (x)  divided 
by the population served (y). 

While the ratio of stations to popula-
tion or calls are important, the primary 
level-of-service indicator for fire and res-
cue is response time.  Typical standards 
target a response time of six minutes 
from time of dispatch to first on scene 
in urban areas and eight minutes from 
time of dispatch to first on scene in the 
rural areas.  For example, the six-minute 
standard includes one minute for 911 call 
processing and dispatch, one minute for 
first responder vehicle rollout, and four 
minutes of driving time. The county 
should establish and maintain target re-
sponse time goals, such as the following:

In Urban/Suburban Areas

•• Acceptable – Response time less 
than six minutes 80% of the time. 

•• Marginal – Response time 
between six and 15 minutes.

•• Unacceptable – Response time 
greater than 15 minutes.

Other targeted level-of-service indicators include call volume and station capac-
ity.  In order to monitor call volume against station capacity, the county should set 
a station capacity of 1,500 calls per year, and recommend new response zones every 
two years to align call volume with station/unit capacity and maximize the response 
reliability of every station.

In Rural Areas

•• Acceptable – Response 
times less than eight min-
utes 80% of the time. 

•• Marginal – Response time 
between eight and 15 minutes.

•• Unacceptable – Response time 
greater than 15 minutes.

Prepare long-range plan for opera-
tions, personnel, and capital facilities; co-
ordinate with other long-range planning 
efforts in the county. According to indus-
try standards, the current average cost 
of constructing, equipping and staffing 
a new fire station is approximately $1.5 
million. It is recommended, therefore, 
that the county budget this amount for 
the construction of at least one additional 
fire station within the 10-year planning 
period. The timing of additional fire sta-
tion construction will be determined pri-
marily by the rate of commercial, indus-
trial and residential growth experienced 
by the associated response area.

Fire Protection Districts should coor-
dinate planning activities with water as-
sociations and private water authorities. 
The ratings for FPDs are based upon wa-
ter supply and delivery (fire flows) as well 
as station location and equipment, train-
ing and personnel. Since the relationship 
between water supply and a FPD’s rat-
ing is so crucial, it is recommended that 
FDPs and water associations/private wa-
ter authorities coordinate planning ac-
tivities. It is also recommended that both 
the FPDs and the water associations/pri-
vate water authorities coordinate plan-
ning activities with the DeSoto County 
Planning Department. With the rapid 
pace of growth being experienced by the 
county, it is essential that these groups, 
though not all under the direct control of 
the county, work together to plan appro-
priately for expected increases in popu-
lation and housing.

An adequate water supply for fire 
suppression purposes is crucial for FPDs.   
In many cases, volunteer fire protection 
districts within the corridor must bring 
water trucks into the area as existing wa-
ter lines lack fire suppression capabilities.  
As the corridor grows, the provisions 
of an adequate fire suppression system 
must be addressed, either through water 
line replacement/size augmentation or 
water towers in spot locations.

28 | Fire and Rescue

DeSoto PUBLIC  FACILITIES  PLANNING GUIDE  
Stewardship Plan



Site Selection Guidelines

A primary concern of the fire departments is transportation routes to access 
the areas of development. The location of stations is vital, and response time from 
multiple locations can be decreased by frequent inter-connections of the transporta-
tion network and access to the interstate. In planning for new stations, the goal is 
to minimize response times to the maximum number of residences and businesses 
with the fewest number of stations. The following locational criteria should be con-
sidered when identifying locations for fire/rescue stations. 

•• Co-locate fire fighting facilities and 
emergency medical services for maxi-
mum efficiency. Multi-use structures 
housing police or other public facili-
ties are also encouraged.

•• Locate fire fighting facilities and 
emergency medical services with 
easy access to a major arterial or at an 
intersection of two major arterials to 
gain both east-west and north-south 
access. Avoid locating at congested 
intersections and at-grade rail cross-
ings; provide signalized access to the 
arterial street.

•• Encourage sites to be large enough 
to accommodate equipment storage 
and to allow maneuverability of the 
equipment to either pull-through or 
be backed into the garage bays with-
out hindering traffic flows in the pub-
lic right-of-way.  

•• A multi-story building prototype to 
accommodate on-site accommoda-
tions for staff should be considered 
as demands for fire/rescue services 
increase with population and em-
ployment growth. 

•• A site of between two and five acres is 
ideal for a fire/rescue station and will 
allow for future expansion capacity. 

•• Eighty-percent of the targeted cover-
age area should be within a ½ mile 
service radius of the fire station.  Pri-
ority should be given to stations in 
areas where the greatest number of 
residents are currently served by re-
sponse times that exceed six minutes. 

•• Select and design sites to minimize 
the adverse impact of sirens and other 
noise on residential areas.

•• Promote the inclusion of fire/rescue 
stations as one of the civic elements 
in the design and development of Vil-
lage, Traditional Neighborhood, and 
Mixed Use Business/Town Center 
areas to provide adequate service to 
these more densely populated areas.

•• Minimize overlapping response         
areas.
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Public Schools

There were approximately 30,900 students currently enrolled in grades K 
through 12 in the DeSoto County School District for the 2010-2011 school 
year.  During this school year, the district had approximately 2,140 teach-
ers and 3,600 employees.  The state required pupil to teacher ratio is 27:1, 

but the district operates with 23:1 in elementary schools and 26:1 in middle and 
high schools.  Over the past seven years, the district has averaged 700 to 1,000 new 
students per year and built 15 new schools during that time.  At a growth rate of 
700 students annually, the district will have a current capacity for five more years of 
student growth.  

The DeSoto County School District divides the county into 10 elementary, eight 
intermediate, five middle, and five high school attendance zones.  There are three 
high schools, three middle schools and seven elementary schools within or adjacent 
to the study corridor. Most of these schools are located in clusters in Hernando, leav-
ing vast portions of the study corridor without a school in close proximity.
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Coordinate the DeSoto County 
School District Strategic Plan with other 
long-range planning efforts in the coun-
ty. It is important that the DeSoto Coun-
ty School Board, municipalities and the 
Planning Department coordinate when 
making land use and school siting de-
cisions.  The county should coordinate 
with the DeSoto County School Board on 
resolving issues such as joint use facili-
ties, new facility locations and alterna-
tive use of vacant or underutilized sites 
in county.

Establish agreements for co-location 
or public access to on site recreation fa-
cilities. Recreational facilities built by the 
school districts can serve a vital role in 
providing recreational space and facili-
ties to the community.  Opportunities to 
jointly create, maintain, and use recre-
ational facilities on school grounds with 
the parks and recreation commission 
should be included in the planning of 
future school facilities. If the parks and 
recreation commission were to oversee 
maintenance of the shared facilities, ac-
cessibility could be improved. 

Recommendations

Establish current and targeted level-
of-service standards. The current level-
of-service can be derived based on past 
practices and discussions with school 
district staff.  Typically, the current av-
erage level-of-service for capacity is set 
at 95 percent.  It is a standard that rep-
resents the middle ground created when 
the schools strive for a 90 percent capac-
ity and have some schools operating at 
110 percent capacity for periods of time.  

The demand for new school facilities 
can be calculated by taking the estimated 
new households in various areas of the 
county and determining their poten-
tial student yield.  The DeSoto County 
School District should work with the 
Planning Department to determine the 
number of students generated by new 
development.  

Capacity monitoring benchmarks

% of School Capacity Recommendation

Less than 90%

91% - 100% Maintain recommended school capacity.
Determine if enrollment trend is a short-term or long-term occur-
rence.  If long-term, then redistrict and begin planning for additional 
space or the construction of a new school.

Monitor capacity levels. Consider redistricting if needed to capture 
enrollment from other districts.

101% - 110%

111% - 119% Approaching threshold capacity.  Determine if enrollment trend is a 
short-term or long-term occurrence.  If long-term, then redistrict and 
begin planning for additional space or the construction of a new school.

120% and greater School is over capacity.  Redistrict, expand school capacity and/or 
construct a new school.

Ensure school capacity is in equilib-
rium with the expected increase of stu-
dents. The following design capacities, or 
permanent seat capacity, for new schools 
by type are offered for consideration, the 
school district may have different design 
standards based on current facility pro-
totypes:

•• E l e m e n t a r y / I n t e r m e d i a t e 
Schools – Capacity for 600 - 735 
students

•• Middle Schools – Capacity for 
900 - 1,100 students

•• High Schools – Capacity for 
1,450 – 1,800 students

The following recommendations pertain to enrollment to capacity levels:

32 | Public Schools

DeSoto PUBLIC  FACILITIES  PLANNING GUIDE  
Stewardship Plan



Site Selection Guidelines

Additional Recommendations

Locations for new schools should 
meet the following criteria:

•• Sites should meet the acreages 
listed below, depending on school 
level and the existing or planned 
character of the location. 

•• Elementary Schools– 10-25 acres

•• Middle Schools– 20-40 acres

•• High Schools– 40-60+ acres

In addition to the locational crite-
ria previously provided, the follow-
ing recommendations should be used 
to guide the acquisition of land for the 
development of new school facilities:

•• Larger sites may be feasible if land 
is acquired before much develop-
ment has occurred within an area.  
The current prototype of a campus 
with all the schools in close proxim-
ity is an effective format.  However, 
as denser development occurs, new 
school sites may be needed in closer 
proximity to one another.  A series 
of neighborhood elementary schools 
feeding into a larger middle school 
and several middle schools feeding 
into a high school may be considered 
in the future as a practical model. 

•• Sites should be selected to pro-
vide recreational opportunities 
appropriate for school-aged chil-
dren, including playgrounds, 
athletic fields, and open space.

•• Sites should be located within 
residential areas and away from 
major roadways to increase safety 
for students. High schools may be 
located closer to higher volume 
roadways than elementary schools.

•	 Growth patterns and trends in 
the county should be monitored 
by the Planning Department 
and the DeSoto County School 
District on an annual basis to 
ensure the educational needs of 
the community are being met.

•	 Encourage school site co-location 
with recreational and park fa-
cilities and other public facilities 
which would be accessible to the 
public outside of school hours. 

•	 Integrate school sites into the 
neighborhood, providing pedestrian 
access and promoting walking to 
reduce the impact on the roadways. 

This policy is particularly important 
for elementary and middle schools 
in the future Hamlet, Village and 
Traditional Neighborhood areas.

•	 Locate schools in primarily resi-
dential areas to be in close prox-
imity to the students’ homes.

•	 Promote site design ensuring avail-
ability of adequate land area for fac-
ulty parking and emergency access.

•	 Encourage land for schools to be 
acquired in advance of develop-
ment pressure when possible, 
because the cost of land typically 
increases over time as demand rises.

•	 Design all public school facilities 
to meet or exceed state and federal 
standards for universal accessibility.
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Southaven First Regional 
Library

Walls First Regional LibraryHorn Lake First Regional 
Library

Olive Branch First Regional 
Library

Librar ies

There are no libraries within the study corridor, although one is located just 
south in downtown Hernando. It is the main branch of a the five-county 
First Regional Library cooperative that includes 13 branches, including 
DeSoto County branches in Horn Lake, Olive Branch, Southaven and Walls.  

The library system is estimated to serve an area of approximately 2,772 miles with a 
service population of 283,000 people.  The system currently has 691,470 items in the 
collection plus access to 2.9 million titles through the Mississippi Library Partner-
ship.  With a total of 1,323,080 items circulating in the system in Fiscal Year 2011, the 
DeSoto County circulation amounts to approximately 52 percent of the total regional 
library’s circulation (or 688,000 items).  

Recommendations

Identify current level-of-service. The current level-of-service for library facilities 
can be determined by the amount of square feet of general library space per County 
resident.

Set targeted level-of-service. Planning for community library facilities is gener-
ally based on one of two demand factors: volumes (e.g. books and periodicals in 
collection) per person or facility size as a function of square feet per resident.  As the 
service population grows, the county should monitor the need for facility expan-
sion and number of volumes to keep pace with demand. Example targeted levels-of-
service are provided below:

•• Square feet of library space per resident – Provide at least 0.40 square feet of 
general library space per County resident.............................................................                         

•• Volumes (e.g. books and periodicals in collection) per person - Current in-
dustry standards recommend the provision of two volumes per person.

•• Service population – Community libraries should serve a minimum popu-
lation of 50,000 people and regional libraries should serve a minimum 
population of 100,000 people...........................................................................  

•• Service radius – Based on the local transportation network and average travel 
times, the service area for community libraries should have a three to four 
mile service area, and regional libraries should have a six mile service area. 
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Site Selection Guidelines

The following locational criteria 
should be considered when identifying 
locations for new libraries.

•• Sites should be selected which are 
approximately eight acres in size.  
Sites should be adequate in size to 
allow for the initial construction of 
20,000 square feet (community facil-
ity) with potential expansion to over 
60,000 square feet (regional facility) 
as demand in that area increases.

•• New sites should be selected to 
expand the service area of the 
library system rather than locat-
ing close to existing facilities.

•• New sites should be located 
in close proximity to residen-
tial neighborhoods, parks, and 
schools to allow easy access to the 
facilities, as well as incorporate 
them into the neighborhood.

•• Libraries should be included as one 
of the civic elements in the design 
and development of Village, Tradi-
tional Neighborhood, Mixed-Use 
Business/Town Center areas to 
provide adequate service to these 
more densely populated areas.
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Parks, Open Space 
&  R e c r e a t i o n 
Faci l i t ies

There are no parks and greenways within the study corridor.  The two larg-
est parks within a short drive away from the study corridor are Arkabutla 
State Waterfowl Refuge and Hernando Point Recreation Area, both located 
in the southwest portion of DeSoto County on the banks of Arkabutla Lake. 

A handful of community parks are located in the City of Hernando, just south of the 
study corridor.  The county recently established a countywide park and recreation 
commission which has been spearheading the implementation of the county’s Bike 
and Greenways Plan.  This effort has established several future or existing trails and 
greenways within the study area which will link the corridor to other park facilities.  
As development occurs in the corridor, additional neighborhood and local park fa-
cilities will be needed to maintain ratios of open space and active recreation facilities 
for the growing population.  
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Source: Park, Recreation, Open Space and Greenway Standards, National Recreation 
and Park Association.

Images of Arkabutla Lake and an existing trail that will be part of the Bike and 
Greenways Plan.

Red: One Acre

Green: Football Field

Blue: Soccer Field

How big is an Acre?

Recommendations

Establish existing and targeted park 
facility level-of-service standards for 
each park type. In order to determine 
current level-of-service standards, a 
county-specific number of acres per per-
son should be calculated for each type of 
park facility: neighborhood parks, com-
munity parks (including athletic facili-
ties), district (County or city) parks, and 
recreation centers.  The total developed 
acres of existing parks or square footage 
of existing facilities is divided by the to-
tal current population.  

To project future park and open 
space needs, population and park ser-
vice-radius coverage should be taken 
into consideration.  The National Recre-
ation and Park Association (NRPA) es-
tablishes standardized guidelines based 
on population levels that can be used to 
determine the appropriate number and 
size of parks, as well as the location of fu-
ture park facilities.  The NRPA sets stan-
dards for park space per 1,000 people.  It 
is a means of measuring the availability 
of park land for the population.  NRPA 
recommends a ratio of 6.25 to 10.5 acres 
per 1,000 people.

Parks are classified based on size, 
service area, and facilities provided.  The 
Sample Park Size Table identifies the lev-
el-of-service of standards recommended 
by the National Recreation and Park 
Association for each park type.  These 
figures are provided as a starting point 
for assessing need for parks and deter-
mining the approximate placement of 
the facilities.  As the county’s Park and 
Recreation Commission expands their 
planning function an assessment of local 
needs should be completed to determine 
park needs and demand for various rec-
reational facilities.  

Sample Park Sizes and Service Areas

Recreational Area Type Size
Acreage per 

1,000 Residents
NRPA Service 

Radius

Neighborhood Parks

3 to 5 miles
N/A
1/2 to 3 miles
Varies/Variable
1/4 mile
1/4 to 1/2 mile

District Park
Parks with School

Community Parks
Parks with School
Playground only 1.5

4.5

3.0

5 to 10 acres
up to 1 acre

50 to 150 acres
10 to 20 acres
20 to 50 acres

3 to 5 acres
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The following locational criteria 
should be considered when identifying 
locations for new recreation and park fa-
cilities. Sites for new recreation and park 
facilities should meet the criteria listed 
below depending on the facility type and 
the availability of suitable land.

Site Selection Guidelines

•• Neighborhood Parks— Neighbor-
hood parks are intended to serve a 
population that is within walking 
distance.  Since neighborhood parks 
are designed for families and chil-
dren, they should be located where 
users within the service area are not 
required to cross streets or thorough-
fares with more than two lanes.  The 
ideal location of a neighborhood park 
is at the center of the neighborhood, 
either adjacent to a multi-family 
dwelling or an elementary school.  If 
the park is located next to an elemen-
tary school, then the park should be 
at least three acres.  If the park is lo-
cated independently of a school, then 
10 acres is recommended.  

Typical facilities include: play equip-
ment for preschool and school aged chil-
dren, multi-use paved surfaces, areas for 
field games, small picnic areas with shel-
ters, walkways, tennis courts, rest rooms 
and off-street parking.  Primarily, the 
facilities provide for passive recreational 
needs, but some areas are designated 
active as well.  Average neighborhood 
park size should range between five to 
10 acres and have a ratio of 1.5 acres per 
1,000 persons served.

•• Community Parks (Athletic Facili-
ties)—Community parks are designed 
to serve multiple neighborhoods.  The 
park primarily serves as an athletic 
complex for the community to uti-
lize.  These parks should be located 
on arterial streets or thoroughfares to 
allow easy accessibility for pedestri-
ans and bicyclists, and to prevent au-
tomobile traffic from intruding upon 
the surrounding neighborhood areas.  
Wherever possible, community parks 
should be located adjacent to schools 
or churches so as to take advantage 
of the existing parking areas of these 
facilities.  Any future school sites 
should ideally include supplemental 
acreage for a park and the opportu-
nity to share facilities.  

Typical facilities include: lighted athletic 
fields (football, baseball, softball, soccer 
and volleyball) and tennis courts, swim-
ming pool, paved or unpaved multi-
purpose trails, sand volleyball courts, a 
multipurpose court, large picnic areas, 
natural areas, adequate parking, and 
rest rooms. Average community park 
size should range from 20 to 50 acres 
and have a ratio of three acres per 1,000 
persons served (minimum one acre per 
1,000 persons).  

•• District Park (City or County)— Dis-
trict parks are designed to serve the 
recreational needs of large portions 
of the local population.  The park con-
tains a wide variety of intensively de-
veloped areas for day-use recreation, 
while providing ample open space 
with generous buffers between activ-
ity areas. 

Typical facilities include: golf courses, 
fishing/boating, lake/stream, lighted ath-
letic fields (football, baseball, softball, 
soccer and volleyball) and tennis courts, 
swimming pool or area, picnic facilities, 
natural areas, parking areas and rest 
rooms. Average district park size should 
range from 50 to 150 acres and have a ra-
tio of 4 acres per 1,000 persons served.
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•• Sites should provide open space and 
recreation opportunities for the greatest 
number of County residents. Diverse 
locations for facilities should ensure an 
equitable distribution of park facilities 
throughout the county.

•• Recreation and park sites should be 
located in close proximity to neighbor-
hoods and other development to pro-
vide services within walking distance of 
a concentration of users.

•• To the greatest extent possible, locate 
neighborhood and community parks 
adjacent to the major open space corri-
dors within the community, especially 
those associated with the natural drain-
age networks and their corresponding 
floodplains.  

•• Locate neighborhood parks to be safely 
and conveniently close to the residential 
areas being served; minimize at grade-
crossings of major streets and highways 
to the greatest extent possible.

•• Locate parks for active recreation in 
areas located substantially outside of 
the 100-year floodplain, where grades 
range from one to five percent.

Develop and maintain individual park master plans so that the land is ef-
ficiently used and needed facilities are provided. As the county Park and Rec-
reation Commission takes stewardship for additional land and facilities, they 
should maintain master plans for the various facilities to ensure proper main-
tenance and provision of various recreation facility types.  Master plans may 
often be phased or show essential connection and improvements needed to meet 
expanding and changing demands over time. 

Site Selection Guidelines

In addition to the locational criteria listed above, the following recommen-
dations should be used to guide the acquisition of land for and development of 
new recreation and park facilities in DeSoto County.

•• The growth patterns and trends in the county should be monitored by the 
Planning Department on an annual basis to ensure the recreational and park 
needs of the community are being met.

•• Continue to encourage recreation and park facilities to co-locate with school 
sites or other public facilities.

•• Encourage land for recreation and park facilities be acquired in advance of 
development pressure when possible, as the cost of land typically increases 
over time as demand rises.

•• Evaluate the costs and benefits of accepting donated land as additional rec-
reational or park land before accepting such gifts.

•• Assess the accessibility of a proposed site to determine if it will be a benefi-
cial addition to the county’s recreation and park inventory.

•• Seek opportunities to convert undeveloped property or property owned, but 
no longer used, by County, state, and federal governments to parks and rec-
reational uses.

•• Take opportunities to incorporate land or buildings with historical or cul-
tural significance into the recreation and parks system.

•• Park sizing and spacing standards should be used as general guidelines; it is 
always preferable to establish a park at standards less than ideal if the alter-
native is to provide no park at all.

•• Recreation or Special Purpose Facili-
ties—Special purpose facilities usually 
provide for either a single specific use 
or a set of several specific uses.  Com-
munity parks are targeted as prime 
development sites for special purpose 
facilities that will serve the needs of the 
entire community.  Examples of special 
purpose facilities include a cultural arts 
center, multipurpose athletic complex, 
tennis center, aquatic center, historical 
site, golf course, and nature preserve.  
A minimum size of 22,400 square feet 
should be targeted.
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This element of the Stewardship Plan provides descriptions of the imple-
mentation tools identified in the Strategic Plan, the priority actions, and 
the county agency responsible for initiating those actions.  The toolbox will 
explain in more detail the approach that may be used to carry out these ac-

tions and explain the terms and concepts in the actions. 

Overview
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Implementation Toolbox

Adequate Public Facility Policies

Many places that are experiencing 
rapid growth adopt adequate public 
facility ordinances (APFOs) or policies 
to make sure that the provision of pub-
lic infrastructure and facilities is able 
to keep pace with the residential and 
business growth in the community.  For 
DeSoto County and the corridor, this 
will be particularly important as much 
of the new growth will occur in areas 
with existing rural levels-of-service.  

An APFO requires new develop-
ment show adequate public facilities 
and services will be available at the time 
development impacts occur.  The goal is 
to reduce lag time between project im-
pact and service delivery.  

One of the traditional roles of local 
government is the provision and man-
agement of capital facilities -- roads, 
potable water and wastewater infra-
structure, solid waste facilities, drainage 
facilities, parks, police facilities, and fire 
and emergency medical service (EMS) 
facilities.  In the majority of communities 
throughout the nation, these responsibil-
ities are carried out either on an ad hoc 
basis (with local governments consider-

ing capital facility needs and their fund-
ing as they arise, usually on an annual 
basis), or more systematically, through 
the development of five- or 10-year capi-
tal improvement programs (CIPs) that 
are sometimes integrated into long-term 
infrastructure funding strategies for the 
local government. 

A growth management technique 
has emerged that embraces the idea that 
local government’s provision and man-
agement of capital public facilities is 
more effective if the public facility plan-
ning and funding program is coordinat-
ed with the land use regulatory process 
so that the approval of development is 
coordinated with the provision of capital 

This section contains an explanation of methods, approaches, and techniques the county could em-
ploy in pursuit of the priority actions, providing additional explanation of the recommended actions and 
how the county might approach each of them. The tools are presented alphabetically and are indexed at 
the end of this element. 

public facilities.  This technique has been 
used primarily in rapidly growing com-
munities in the Sunbelt and in several 
fast-growing states (Maryland, Florida, 
and Washington) where local govern-
ments have struggled to keep pace with 
the public facility demands created by 
new development.  In the planning pro-
fession and literature, the concept is 
characterized as adequate public facili-
ties or “concurrency.”

At its most basic level, the concept of 
adequate public facilities policies is sim-
ple and straightforward.  It is a growth 
management tool used by local govern-
ment that coordinates the provision of 
capital public facilities, through a CIP, 
with the timing of development.  It re-
quires that adequate public facilities be 
available to accommodate new growth 
and development at or about the time it 
occurs.  Experiences in the implementa-
tion of the APFO concept, however, es-
pecially for roads, teaches that it can be a 
complex growth management technique 
that must be carefully crafted and based 
upon a sound management and funding 
program to be effective. 
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1st 

2nd 

In any initial discussion 
of the APFO concept, it is 
first important to dispel any 

misconceptions about what an APFO is 
or should be.  The traditional and appro-
priate definition of an APFO emphasizes 
planning/management/funding as the 
key and most important components of 
any APFO program.  Under this view 
the focus of APFO is on government’s 
responsibilities to establish sound plan-
ning and funding programs for infra-
structure; while important, the regula-
tory aspects of the program are not as 
important, and are used only to ensure 
that adequate facilities are available -- 
which they should be if the planning and 
funding parts of the program are well 
managed.  Thus, under the traditional 
and appropriate application of APFO, 
the focus is on the management of in-
frastructure so that the community’s de-
sired levels of growth and development 
are coordinated with the provision of 
infrastructure in an efficient and orderly 
way.   

•• Establishes a LOS to evaluate the 
conditions of existing infrastructure, 
identifying deficiencies, and capital 
costs to correct deficiencies;

•• Projects needed capital improvements 
to provide adequate capacity for new 
growth and development;

A second and inappro-
priate view perceives APFO 
as a purely regulatory and 

“no growth” measure, with no govern-
mental responsibilities to manage and 
coordinate the provision of infrastruc-
ture.  Under this perspective, counties 
may impose an adequate public facilities 
requirement (e.g., that adequate road 
facilities shall be available prior to the 
approval of development) without plan-
ning, management, and funding efforts 
to ensure the adequate provision of in-
frastructure in an orderly fashion. 

Given that the planning and management of infrastructure is at the heart of an 
APFO initiative, the key to a sound APFO program is the design and implementa-
tion of a financially feasible capital improvements program for the public facility for 
which the APFO program is being established.  Consequently, it is key that a sound 
APFO program be based upon a Capital Improvement Program (CIP) and funding 
program that:

•• Is financially feasible so that there is 
funding to provide the needed capi-
tal facilities to accommodate new 
growth and development and correct 
deficiencies within reasonable time-
frames; and

•• Annually monitors facility conditions 
so that the CIP can be updated to ad-
dress changed conditions.

Types of public facilities for which an APFO could be applied include transpor-
tation, parks, potable water, sewage, drainage, solid waste, and schools.  

The county should consider developing an APFO for transportation, sewer, wa-
ter, EMS, stormwater, and fire systems.   If established, the APFO will require a CIP 
that:

•• Establishes a LOS to evaluate the 
conditions of existing infrastructure, 
identifies deficiencies, and the capi-
tal costs to correct deficiencies within 
reasonable timeframes;

•• Identifies the capital improvements 
to provide adequate capacity for new 
growth and development;

•• Is financially feasible so there is fund-
ing to provide the needed capital 
improvements to accommodate new 
growth and development and to cor-
rect deficiencies;

•• Establish a monitoring program that 
annually monitors/measures capac-
ity and demand conditions on the 
system(s) subject to the APFO; and

•• Includes an ordinance that evaluates 
development and ensures develop-
ment is not approved unless adequate 
capacity is available to accommodate 
it.  

There are some challenges associated with implementing an APFO in DeSoto 
County.  The first is potable water services can influence the type and placement of 
growth and this particular service is provided by a diverse array of water districts. 
Additionally, the other services and facilities such as the public schools, and sanitary 
sewer mainline and treatment facilities are managed by independent boards.  Oth-
er services, like the power, communications, and transportation infrastructure are 
managed by external agencies. If an APFO were to include these services or trans-
portation, a great deal of coordination between the county and the service providing 
agencies would be required.  The second challenge, or reality of an APFO, is that 
they cannot be used to address existing or current infrastructure deficiencies.  
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Agricultural Tax 
Exemption Programs

Air Quality Management Programs

Air quality management programs 
include many interconnected compo-
nents.  While the agreed-upon pollution 
levels vary by county, the overall system 
for planning, assessing, characterizing, 
mitigating and implementation control 
strategies is similar for all jurisdictions.  
The United States Environmental Pro-
tection Agency (EPA) provides resources 
which describe the elements of an Air 
Quality Management Program1.  Ac-
cording to the EPA these elements are: 

•• Air Quality Goal Setting is the activ-
ity of establishing standards based 
on scientific or technical assessment 
with the aim of mitigating the harm-
ful health and environmental effects 
of various air pollutants. 

•• Control Strategies is a set of discrete 
and specific measures identified and 
implemented to achieve reduction in 
air pollution.  These measures may 
vary by source type, such as station-
ary or mobile, as well as by the pol-
lutant that is being targeted.  The pur-
pose of these measures is to achieve 
the air quality standard or goal.  Costs 
and benefits are assessed in the devel-
opment of the control strategy. 

•• Air Quality Modeling is the math-
ematical prediction of ambient con-
centrations of air pollution based on 
measured inputs. 

•• Human & Environmental Assess-
ments are conducted as part of an 
air quality management program to 
quantify and monetize:  1) the im-
pact of the existing or current state of 
emissions and air quality; and 2) the 
incremental impact of a specific pol-
icy or program to reduce emissions 
and improve the current state of air 
quality. 

•• Legislation, Regulation & Imple-
mentation is a three prong element 

1     U.S. Environmental Protection Agency. Air 
Quality Management Online Portal. www.epa.gov/
airaqportal

including: 1) Legislation: or a law or 
statute established by a government 
authority that can be enforced by the 
courts.  Air quality legislation gener-
ally contains broad program goals 
and objectives as well as rules and 
responsibilities for achieving national 
air quality protection.  2) Regulations 
are developed by a governing author-
ity and usually provide more specific 
information for how the legislative 
objectives will be met. 3) Implemen-
tation or the process of develop-
ing detailed plans, procedures and 
mechanisms needed to ensure legisla-
tive and regulatory requirements are 
achieved. 

•• Compliance & Enforcement involves 
actions and programs designed to en-
sure the environmental laws of the 
land are followed.  Enforcement is 
focused on those situations when the 
law is not followed to ensure a rapid 
return to compliance with these laws. 

•• Public Participation involves actively 
seeking and responding to input from 
citizens and enabling meaningful in-
volvement in decision-making. 

•• Ambient Air Monitoring and Emis-
sions Measurement is the system-
atic, long-term assessment of pollut-
ant levels by measuring the quantity 
and types of certain pollutants in the 
surrounding, outdoor air.  Emissions 
Measurement is the process of moni-
toring particulate and gaseous emis-
sions from a specific source. 

•• Emissions Inventory is a database 
that lists, by source, the amount of air 
pollutants discharged into the atmo-
sphere of a community during a given 
time period. 

Many communities are enacting 
modified real estate taxation levels for 
agricultural production land. This is an 
incentive program offered by the real 
estate taxing jurisdiction.  The county 
would allow landowners to voluntarily 
opt to place the land in an agricultural 
preservation district which would ef-
fectively lower the taxable value on the 
property.  Usually there is a timeframe 
attached such as 10-years.  During that 
10-year period, the landowner pays 
taxes based on an adjusted value of the 
land, which is lower than the market 
value, with the condition that the land 
remains in agricultural production and 
is not subdivided or developed for com-
mercial or residential development dur-
ing the applicable timeframe.  Should 
the landowner decide within the period 
of adjustment to subdivide or sell the 
land for non-agricultural purposes, they 
would have to pay back the difference in 
taxes for the period the adjustment was 
granted.  

At the end of the period the owner 
could opt to not renew the designation 
and develop the land as desired without 
repaying the adjustment.  This approach 
allows for temporary preservation of ag-
ricultural land while providing a finan-
cial benefit to the landowner and still 
maintaining a longer-range option to 
develop the land.  This program would 
require support from both the county 
elected officials and landowners.  

This type of program can be an in-
centive for farm owners in areas with 
high development pressure to keep the 
land in agricultural production by not 
taxing their land at a residential rate.  
It can also provide some relief to farm 
owners with land further from current 
development pressures who place fewer 
demands on infrastructure and capital 
improvements. 
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Annexation Agreements and Interlocational Cooperation

A cooperative annexation agreement 
provides a valuable asset in helping the 
county maintain a role in all issues relat-
ed to planning and development, espe-
cially in the portions of the corridor with 
the highest probability for growth adja-
cent to the cities. Including this effort in 
the planning process helps to ensure that 
many of the important issues related to 
an agreement, such as land use, zoning, 
and future development, are factored 
into both documents in a coordinated 
way.  

Business Incentive Programs

The DeSoto County Economic De-
velopment Council has supported the 
county’s pro business attitude by serving 
as a clearing house for a number of incen-
tive programs for new and expanding in-
dustries.  The following list21is indicated 
by the Council as the economic develop-
ment incentives for DeSoto County: 

•• A Right-To-Work Law in the state 
constitution.

•• Northern Mississippi Foreign Trade 
Zone.

•• No sales tax on purchases of raw ma-
terials, processing chemicals, or pack-
aging materials.

•• Partial (50%) sales tax exemptions for 
purchases of construction materials, 
machinery and equipment in DeSoto 
County.

•• A 1.5% sales tax on machinery and 
parts used directly in manufacturing 
and on industrial electricity, natural 
gas, and fuels.

•• Favorable unemployment insurance 
2Source: DeSoto County Economic Development 
Council. www.desotocounty.com/index.php/econ_
dev/incentives 2013.

rates and workers' compensation 
rates.

•• State-sponsored bond financing pro-
grams for land, building and new 
equipment that includes income tax 
credits and sales and use tax exemp-
tions.

•• Favorable individual and corporate 
income tax rates.

•• State income tax credits for five years 
of 2.5% of payroll with the creation of 
20 or more jobs.

•• Five-year state income tax credits of 
$1,000 for each new R&D job created.

•• Companies establishing or transfer-
ring regional or national headquarters 
to Mississippi may be eligible for five-
year state income tax credits of $1,000 
for each new job created and full sales 
tax exemptions for direct purchases 
of construction materials, machinery, 
and equipment for the headquarters 
facility.

The State of Mississippi established 
interlocational cooperation through the 
interlocational cooperation Act of 1974 
(Mississippi Code of 1972 § 17-13) to 
help facilitate cooperation between local 
governments regarding issues including 
economic development, joint provision 
of public services, and mutually benefi-
cial planning and land use. This type of 
accord helps to ensure that any future 
growth by any municipalities into the 
county is mutually agreed upon, pro-
tects residents’ property rights, provides 
adequate public services, and meets the 
highest standards possible for the area.

This would be a different technique 
than what is typically employed in Mis-
sissippi where a municipality can file to 
annex without the owners of the proper-
ties of interest having a say in the annex-
ation.  A preemptive agreement about 
how services are shared and when and 
if the cities will annex would help in the 
strategic coordination of service provi-
sion between the county and municipal 
governments.  Other agencies like wa-
ter districts should also be part of these 
agreements. 

•• 10 Year exemptions from county and 
city property taxes, except school tax-
es and road and bridge taxes.

•• Perpetual exemptions of all property 
taxes on finished goods distributed 
outside of the state through a Free 
Port Warehouse Law.

•• Customized industrial training pro-
grams provided through the North-
west Mississippi Community College.

•• Utility company discounts on tele-
phone and electric rates to eligible 
companies.

•• Quarterly rebate payments through 
a diversion of withholding taxes for 
certain qualified businesses.

Opportunities to expand on this list 
should be constantly monitored and new 
programs that will be beneficial to the 
achievement of the strategic goals should 
be added as they become available.  
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Capital Improvement Programs

A capital improvement program 
(CIP) is a package of annual, five-year, 
and longer-range capital improvement 
plans which are updated and budgeted 
in conjunction with annual budgeting cy-
cles based on the longer range planning 
needs for capital improvements.  Types 
of public facilities in a CIP most often 
include transportation, public water and 
sewer, communications infrastructure, 
parks, stormwater, public safety, public 
buildings, and schools.  A CIP is most ef-
fective when associated with a compre-
hensive plan or coordinated set of land 
use, transportation, and facility plans.  A 
CIP can be supported by a Fiscal Impact 
Analysis and other impact analysis tools 
to evaluate the impact of potential de-
velopment on the systems for which the 
county is responsible for providing infra-
structure and capital facilities.  To help 
tie the CIP to these plans more closely 
the county may consider instituting lev-
els-of-service (LOS) standards for some 
or all services and facilities provided by 
county funding (See Chapter 4). 

Complete Street Standards

Many of the existing modern streets 
in America were designed primarily to 
accommodate vehicular traffic.  These 
streets and roads are often unsafe for 
people traveling by foot, bike, or using 
transit.  These roadways, often lack side-
walks, crosswalks, space for bicyclists, 
and make no room for transit riders or 
accommodations for people with disabil-
ities.  The concept of a complete street is 
to design new streets or right-of-ways to 
take into consideration the needs of trav-
el options other than private vehicles. 

The concept and premise of a com-
plete street is described in the Public 
Facilities Planning Guide.  If the coun-
ty were to implement complete street 
standards, modifications to the subdivi-
sion ordinance, and public street accep-
tance standards would be warranted. If 
pursued, the concept should also be in-

A CIP is most effective when coor-
dinated with assumptions and goals in 
long-range comprehensive or coordi-
nated plans.  A CIP can be viewed as a 
strategic business plan for the county 
that addresses both the fiscal and physi-
cal needs of providing services and fa-
cilities to current and future users. A 
properly funded CIP is a fiscal business 
plan for meeting the infrastructure needs 
of the corridor or county.  It takes stock 
of where the county is presently with re-
gard to service provision, identifies pres-
ent devices, and identifies future needs.  
The CIP is also part of a larger business 
plan for responding to and participating 
in growth and development.  Infrastruc-
ture improvements facilitate develop-
ment. A CIP that takes the land use and 
development goals of the county into 
account can influence the pattern and lo-
cation of new development.  Just as the 
location of I-69/I-269 interchanges will 
influence where growth pressures are 
likely, so to can the availability of other 
infrastructure and capital facilities.   Level-of-Service (LOS) is a term 

used to describe a benchmark or 
standard against which the provision 
of a service can be measured.  For 
example, a road LOS may be estab-
lished by how many cars it is carrying 
in relation to the number of cars it 
is designed to carry, or how much 
congestion there is.  In the case of 
water, the LOS may be related to the 
capacity of the pipes carrying the 
water, or the pressure of water in the 
home, or the capacity to treat po-
table water in gallons per day.  The 
important thing with a LOS is that 
it can be established in many ways 
but is then used as a way to measure 
continued performance and estimate 
future needs for additional capital 
improvements investments.

cluded in the Major Thoroughfare Plan.  
The implementation of complete street 
standards would change the guidelines 
for the preferred profile for road im-
provements to major county highways 
and roads.  Reserving right-of-way even 
if facilities are built to full specifications 
upon establishment will allow more af-
fordable and future retrofitting when 
new modes of travel come online or are 
demanded by increased corridor popula-
tions. 

The process for establishing a CIP for 
the county includes the following steps: 

•• Prepare comprehensive or coordi-
nated plans (land use, transportation, 
facilities, etc.) (See the plans section of 
the Implementation Guide.) 

•• Coordinate Capital Facility Plans and 
needs with annual budgeting cycles. 

•• Conduct regular and frequent up-
dates based on development activity 
and trends. 

•• Coordinate funding mechanisms with 
needed capital improvements. 

    LEVEL-OF-SERVICE
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Connectivity Indices

Street connectivity is an element that 
applies to the local street network or the 
state and county surface roads built as 
land develops.  Connectivity is an impor-
tant component in determining how well 
the county’s roads can move traffic and 
provide access to homes and businesses.  
Street connectivity can be defined as the 
quantity and quality of the connections 
in the street network.  The purpose of 
the street network is to connect one place 
to another.  The design of the street net-
work determines how direct or indirect 
the connections are that govern the num-
ber of different or alternative paths that 
connect two places.  

A connectivity index is a tool used to 
calculate the connectivity of local streets 
and help the county create a county road 

network with alternative routes.  Like 
the complete streets concept above, the 
most direct way for the county to imple-
ment a connectivity goal is through the 
update and adoption of a Major Thor-
oughfare Plan to identified improve-
ments to the major grid of arterials and 
collector roads in the county, and even 
identify where new major connections 
or roadways should be built when and 
if those areas are developed.  The county 
would also need an ordinance to enforce 
the plan for connectivity.  This could be 
accomplished through modifications to 
subdivision ordinances or included in a 
separate ordinance specifically dealing 
with the design and construction of pub-
lic streets.  The county would attach a 
connectivity index score requirement to 
the development review process for ap-
proval of new subdivisions.  

A connectivity index calculates the 
connectivity of a subdivision’s inter-
nal street system to determine if it is 
adequate to provide alternative routes 
for properties with direct access as well 
as adequate through streets to connect 
higher level roadways surrounding the 
development.  The connectivity index 
for a development is calculated by di-
viding its “links” by its “nodes”. Nodes 
(stars*) exist at street intersections and 
cul-de-sac heads within the develop-
ment. Links (circles) are stretches of road 
that connect the nodes. Street stub-outs 
are considered as links, but temporary 
dead-end streets internal to a develop-
ment or alleys are not counted as links. 
One link beyond every node that exists 
in the development and provides access 
to off-site streets is included in the index 
calculation.

In the diagram above, there are thirty-six (36) links (O) and twenty-one (21) nodes (  ); therefore the connectivity index is 1.71 (36/21 = 
1.71). 

Different connectivity indices can be assigned to the various zoning districts or placetypes. The county engineer, roads de-
partment, and planning commission would consider the score in approval of new subdivisions. 
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Conservation, Cluster, or Open Space Subdivisions
A conservation subdivision is a land subdivision pattern that sites homes on smaller than typical lots and places large open 

spaces into conservation easements. The pattern results in an equal number of buildable lots per acre by reducing the lot size.  
Addition of a conservation subdivision design would have to be approved at the county as part of the subdivision process.  The 
advantages of conservation subdivisions are that they allow for development of rural land areas while preserving significant 
open spaces or agricultural areas to maintain function and character.  The comparison of a traditional subdivision and a conser-
vation subdivision of the same land area is provided below. 

TRADITIONAL SUBDIVISION

In the traditional subdivision, the site would be 
equally divided into the maximum number of 
minimum sized lots to create building lots.  In this 
example, a 10-acre minimum lot size is used.  The 
lot is subdivided into 20 equally sized lots, the 
land is cleared, and roads are constructed to pro-
vide access to each lot.  The majority of existing 
features are lost. 

CONSERVATION SUBDIVISION

In the conservation subdivision, the valuable 
elements are identified and protected, and then 
appropriate locations for 20 building sites are 
identified, streets are designed to provide access 
to the buildings, and then the lot lines are drawn. 
Individual lots may be as small as ½ acre.  The 
process preserves open spaces and site features, 
while allowing for development and reduced road 
maintenance.   

E X I S T I N G  P R O P E R T Y

The existing property shown to the left is approxi-
mately 200 acres.  The site contains an existing 
farm house and out buildings, a hedge row, a 
large specimen tree, and wooded areas with 
stream corridors and wetlands.  
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Coordination Development Review 
ProcessInteragency coordination or inter-

governmental cooperation (See also An-
nexation Agreements) are plans or agree-
ments that the county can enter into with 
other jurisdictions or agencies to provide 
collaborative and joint decision mak-
ing about critical areas of transition or 
shared service provision.  Coordination 
can be used to address: 

•• Economic Development 

•• Coordination, Planning

•• Coordination, Service Delivery

Informal coordination can also be 
employed through a development re-
view process where departments, juris-
dictions, and agencies participate in a 
joint review of development proposals.  
This would require collaboration on tim-
ing of the review process to ensure ap-
propriate responsiveness is met by the 
county on cases. The county already 
does this with many departments and 
agencies. 

While the first step in implement-
ing many of the recommendations of 
this plan is to adopt an ordinance or 
ordinance amendment, an essential ad-
ministrative implementation step is to 
incorporate the new standards in the de-
velopment review process.   The county 
planning commission staff should con-
duct an assessment of the development 
review process and assemble a coordi-
nation and review checklist to ensure 
each element is addressed so planning 
commission can make a decision based 
on complete and thorough review of the 
proposal.  

Development Rights 
Programs

This Stewardship Plan identifies 
general circumstances under which new 
growth and development is encouraged.  
These circumstances generally embody 
the principle of focusing new growth 
in certain areas that are served or are 
planned to be served by adequate infra-
structure and public facilities.  

Growth is not encouraged in areas 
remote from infrastructure and public fa-
cilities.  Given the size of DeSoto County, 
it is not fiscally efficient to provide infra-
structure and public facilities through-
out all the rural areas in the foreseeable 
future.  This plan has endeavored to 
identify those areas and circumstances 
most suitable for non-rural growth.

Developments of County Significance

On the other hand, it is important 
to recognize that no one can predict the 
future with certainty.  In spite of the 
county’s best planning efforts, there may 
be instances where new developments 
are proposed in rural areas that are not 
anticipated in this plan but that may in 
fact be in the public interest.  In particu-
lar, there may be instances where large 
projects that could have a significant eco-
nomic or other benefit are proposed in 
areas that are anticipated in this plan to 
remain rural.  Therefore, a mechanism is 
needed for those large projects that may 
be proposed in otherwise rural areas 
to be reviewed to determine if it can be 
found to be consistent with this plan and 
in furtherance with the public interest.  

This plan recommends that when 
proposed development projects meet 
certain thresholds for county signifi-
cance that they be reviewed with ad-
equate information as outlined below as 
part of the development review process.  
The purpose of this review is to provide 
a way for large significant projects that 
may have net positive economic and oth-
er benefits in rural areas to be reviewed 
and approved.

It is important to emphasize that the 
Developments of County Significance 
approach is not a substitute for other 
good planning tools as called for in the 
Strategic Plan and other elements.  The 
ability to utilize this approach is based 
on the assumption that other planning 

Development rights programs offer a 
county an additional mechanism to pro-
tect a variety of sensitive features while 
providing help offsetting any perceived 
diminution in land development poten-
tial.  A successful program incorporates 
sending areas identified for resource 
protection, and receiving areas where 
more dense development is desired and 
appropriate.  A transfer of development 
rights occurs when development rights 
from the sending area are purchased and 
banked and then applied in the receiving 

area by private inter-
ests.  A purchase of 
development rights 
program can also be 
established where 
a trust or other en-
tity can buy the de-
velopment rights 
from a landowner to 
provide them with 
revenue while main-
taining the land in 
agricultural or rural 
development. 
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D E V E L O P M E N T 
A G R E E M E N T S

The county should strive to adopt 
improved zoning and subdivision 
regulations to eliminate the need for 
specialized regulations or develop-
ment agreements for every new form 
of development. Zoning and Subdivi-
sion regulations are typically the most 
legally enforceable development regu-
lations.   Until such time that the county 
adopts new zoning district and subdivi-
sion standards that could be applied 
to the zone change request associated 
with a Development of County Signifi-
cance, a Development Agreement or 
Planned Unit Development should be 
used to ensure the development pro-
posed and built is the one approved by 
the county in a Development of County 
Significance Review Process.  

Developments of County Signifi-
cance are defined as projects that:

•• Require a zone change,

•• Are in rural areas with few existing 
or planned roads or access to utilities, 
and

•• Exceed the following thresholds:
o  200 acres in size, or
o  500,000 square feet of commercial       

        or industrial space (not including 
        warehouse space), or

o  500 dwelling units, or
o  1,000 employees.

Proposed Developments of County 
Significance should include documen-
tation during the development review 
process allowing the county to assess the 
impact of the proposed development, in-
cluding:

1.	 Information addressing land use 
compatibility, including  the location, 
density, and intensity of proposed land 
uses;

2.	 Information addressing the ad-
equacy of infrastructure and other pub-
lic facilities, including the availability of 
transportation, education, public safety 
services, utilities, and other public facili-
ties;

3.	 Economic and fiscal impact 
analyses of the proposed development, 
including economic feasibility and net 
impact on the local economy and public 
services and facilities;

4.	 Traffic impact analysis;

5.	 Information on sensitive envi-
ronmental resources and how potential 
negative impacts are proposed to be mit-
igated; 

Energy efficiency programs are be-
coming more prevalent in local govern-
ments.  There are several models which 
offer systems to evaluate the energy effi-
ciency status of buildings and neighbor-
hoods. Programs such as the U.S. Green 
Building Council’s LEED program pro-
vides criteria for energy efficiency and 
then grades projects based on their pro-
vision of the criteria. Many communi-
ties encourage or require development 
to meet LEED certification standards or 
offer development bonuses to projects 
that do include them.  Other programs, 
like the STAR Community Index, offer a 
consensus-based rating system for com-
munity sustainability based on goals, 
objectives and performance measures to 
improve interdependent environmen-
tal, economic and social conditions.  The 
county may choose to investigate an es-
tablished program or include strategies 
and standards for inclusion of alterna-
tive energy production, and higher effi-
ciency subdivision design.  Also, making 
areas more walkable is often considered 
a component of an energy efficiency pro-
gram because it can reduce the consump-
tion of fossil fuels. 

Energy Efficiency 
Programs

tools as recommended are implemented, 
especially those related to coordinating 
the provision of public facilities with 
land use planning.

6.	 How the proposed develop-
ments meets the policies and recommen-
dations of this plan, particularly those 
related to level-of-service standards, de-
velopment quality, fiscally positive de-
velopment, and positive economic ben-
efits to the county; and

7.	 The ability to incorporate de-
velopment restrictions into legally en-
forceable mechanisms such as zoning 
regulations, subdivision regulations, or 
development agreements.
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characteristics of new development are 
accounted for, as well as the extent to 
which a particular infrastructure or ser-
vice operates under, over or close to ca-
pacity.  This methodology is more labor 
intensive than the average cost method 
due to its more specific data needs.

If the county simply wants to esti-
mate the fiscal impact of a project or de-
velopment scenario at a point in time in 
the longer term future, say 20 years, then 
the average cost approach may gener-
ate somewhat similar results to the case 
study-marginal cost approach for that 
year.  As discussed previously, the weak-
ness of the average cost approach is its 
inability to adequately reflect fiscal reali-
ties pertaining to timing and spatial dis-
tribution.  

Advantages:

•• Brings a realistic sense of the costs 
of growth into the public discussion.  
The county can benefit from the “ob-
jective screen” that the analysis pro-
vides, which can lead to a better un-
derstanding - both for the public and 
for county officials - of the relation-
ships among the various factors con-
tributing to growth and development.   

•• Encourages the integration of land 
use and budget decisions.

•• Provides an understanding of the fis-
cal/service delivery implications of 
different land use scenarios or specific 
development projects.

•• Encourages “what-if” questions relat-
ed to acceptable levels-of-service and 
land use and financial policy.    

•• Links proposed zoning and land uses 
with projected population and em-
ployment growth related to residen-
tial and nonresidential development.

Disadvantages:

•• The most frequently mentioned criti-
cism of fiscal analyses is the “inher-
ent limitations” associated with any 
methodology or approach.  In other 
words, “outputs are only as good 
as the inputs” and their specific rel-
evance and application to the county 
and analysis.  Consequently, a model 
developed using a methodology in-
appropriate to the situation, faulty 
assumptions, or a “black-box” ap-
proach, can significantly erode the 
public’s trust and confidence in the 
model’s output.   

•• Assumptions and data should be re-
viewed on a regular basis to ensure 
that they continue to accurately re-
flect current trends, thereby placing 
an administrative burden on the juris-
diction. 

A fiscal impact analysis will not pro-
vide the “answer” to policy questions.  
It can be a useful tool, but it can also be 
a source of contention if there are sub-
stantial tensions regarding the costs of 
growth, which could lead to the practice 
of “fiscal zoning,” approving only those 
development projects that generate a net 
surplus.   

Fiscal Impact Analysis 
Fiscal Impact Assessments31specifi-

cally look at the relationships between 
costs and revenues associated with new 
development; however, a service specific 
assessment could be prepared such as 
water or sewer services, schools, or trans-
portation. 

A fiscal impact model will compare 
county costs against county revenues 
associated with land use policies and 
specific development projects, thereby 
indicating the short- and long-term fiscal 
sustainability of land use decisions.  The 
county could then weigh land use policy 
decisions, acceptable levels of public ser-
vices provided, plans for capital invest-
ments, and long-term borrowing needs, 
in addition to prompting local officials 
to evaluate current and future revenue 
sources.  

There are two primary methodolo-
gies utilized in fiscal impact analyses.  
These are the average cost and case 
study-marginal methodologies.  The av-
erage cost approach is the simplest meth-
od and the most popular.  Costs and rev-
enues are calculated on the average cost 
per unit of service (often per capita or per 
employee).  This method assumes the 
current average cost of serving existing 
residents, workers, students, etc. is the 
best estimate of the cost to serve new res-
idents, workers and students.  The major 
weaknesses of this methodology include: 
(1) it does not reflect the fact that both 
costs and revenues generated by new de-
velopment can differ significantly from 
those of the existing development base; 
(2) it does not consider available public 
service and capital capacities; and (3) it 
usually does not consider the geographic 
location of new development. 

The case study-marginal methodol-
ogy is the most realistic method for eval-
uating fiscal impacts.  This methodology 
takes site or geographic-specific infor-
mation into consideration.  Therefore, 
any unique demographic or locational 

3Bise, L. Carson. TischlerBise, Bethesda, Maryland. 
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GIS Models
The county has a good existing Geo-

graphic Information System (GIS).  GIS is 
a computerized mapping program than 
incorporates spatial data on a variety of 
topics.  There are several models which 
have been developed to help analyze dif-
ferent trends and scenarios within a GIS 
framework.  In the stewardship planning 
process, a CommunityVIZ model was 
developed to integrate the systems and 
available land in the corridor and then 
suggest a pattern of growth based on 
the placetypes.  The base for this model 
can be reused and alternative develop-
ment patterns can be tested.  The results 
of the model’s output can be used with 
other assessment tools like a transporta-
tion model, or a fiscal impact assessment, 
to determine the need for facilities or the 
demand a specific growth pattern will 
place on existing facilities.  The MPO also 
uses these GIS modeling techniques and 
could be a partner in future assessments 
using this platform.  GIS based models 
can be beneficial tools in assessing the 
impacts and connections between land 
use and infrastructure decisions. 

Incubator Programs
Many communities use entrepre-

neurial incubator programs to provide a 
resource framework from office support 
to affordable office or manufacturing 
space.  These incubator programs offer 
assistance to new and emerging small 
businesses within an area and can serve 
as a hub and incubator for ideas and 
new job creation with local sources.  In-
cubator programs are often the result of 
public-private partnerships and there are 
many models in nearby cities and com-
munities that could serve as examples of 
these beneficial programs. 

Land Trusts
A land trust is a private nonprofit 

organization—a 501(c)3—that may re-
ceive donations of land, interests in land 
known as conservation easements, stock, 
bonds, and cash.  Donors may use these 
gifts as charitable deductions for federal 
income tax purposes.  Some land trusts 
do acquire land in fee-simple.  A land 
trust can allow public use of their man-
aged land for recreational, agricultural, 
and educational uses.  The county or 
other group could establish a local land 
trust, or one of the larger state or national 
trusts could be approached to assist in 
the corridor.  The Nature Conservancy 

Local Food Programs
In a time of rising transportation 

costs, producers and consumers are in-
creasingly looking locally for each other.  
The county can encourage this through 
public education, support of local farm-
ers markets, and by providing support 
for a local food network. Hernando’s 
farmers market has been recognized by 
American Farmland Trust as a favorite 
market in the State of Mississippi, and a 
top 20 large market in the country for the 
last four years. 

Local food consumption increases 
the viability of agriculture for farms of 
all sizes.  It also enhances the public’s 
connection to the landscapes immedi-
ately around them.  Support of programs 
such as farmers markets, support of 
roadside produce stands and encourage-
ment of supportive businesses that use 
local resources can all further support 
this goal.  The county could further sup-
port this effort through rural zoning that 
continues to allow roadside stands, and 
through economic development activi-
ties that promote business growth which 
utilizes local food resources.  This could 
be an element of the incubator programs, 
as well as an energy efficiency program. 
Chattanooga and Portland are examples 
of areas where local food programs have 
made an impact. 

and Trust for Public Land both common-
ly purchase land and then sell it to lo-
cal and state governments for parkland, 
and American Farmland Trust helps to 
preserve America’s agricultural lands 
in active production.  Land trusts have 
been used in Desoto County for the ac-
quisition of some of the greenways and 
trails throughout the county.  Continued 
support from the county to the formation 
and maintenance of land trusts will be 
an important component to maintaining 
open spaces and rural character in the 
corridor. 
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Topical or element plans can be prepared as part of or as 
follow up to a comprehensive plan or as part of an area plan. 
Topical plans may include: 

•• Major Thoroughfare or Transportation Plans 

•• Park and Recreation Plans

•• Economic Development Plans

•• Facility or Capital Improvement Plans

•• Operational or Strategic Plans

When all of these elements are prepared at the same 
time they are referred to as a Comprehensive Plan. 

Plans, Comprehensive  
A comprehensive plan41is the adopted official statement of a local government’s legislative body for future development 

and conservation.  It sets forth goals; analyzes existing conditions and trends; describes and illustrates a vision for the physi-
cal, social, and economic characteristics of the community in the years ahead; and outlines policies and guidelines intended to 
implement that vision.  

4 American Planning Association. 2006. Planning 
and Urban Design Standards. 6-7

Plans, Area or Topical

Area plans can be prepared for sectors as indicated in 
this Stewardship Plan, or for other subareas of the corridor 
or county.  An area plan can focus more specifically on the de-
tails of a sector and can be prepared for the sectors as the de-
velopment pressure is different in each area. The county may 
consider area plans as a part of coordination efforts, or imple-
mentation within each of the sectors. An area plan may also 
be a practical component of larger developments of several 
hundred acres.  A partnership between the developer and the 
county could be established to create a master or concept plan 
for the area subject to development.   Area plans should iden-
tify the preferred subdivision pattern (placetypes) and local 
road networks to ensure appropriate density and connectiv-
ity between projects within each sector. A facilities plan and 
identification of easements and sites for new facilities should 
also be included as the land plan for each area prepared to 
guide private and public development at a very specific level.  

The county would update or prepare 
a comprehensive plan for one or more of 
the following reasons: 

•• View the “Big Picture” of what is hap-
pening in and around the county;

•• Coordinate local decision making; 

•• Give guidance to landowners and 
developers about what the county is 
able and prepared to support in terms 
of development and conservation; 

•• Establish a sound basis in facts for 
decision making, through analysis of 
geographic, systems, and economic 
trends and forces; 

•• Involve a broad set of interests in dis-
cussion about the long-range future 
of the county; and 

•• Build an informed constituency. 

All comprehensive plans should include 		
two elements: one at the beginning that identifies 	
issues and opportunities, and one at the end that 	
identifies the implementation program for the other ele-
ments. The elements of a comprehensive plan can vary but 
the most commonly included elements include: 

•	 Land Use

•	 Transportation

•	 Community Facilities (Utilities, Parks)

•	 Housing

•	 Economic Development

•	 Critical and Sensitive Areas

•	 Natural Hazards

•	 Agricultural Land
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Standards

The county can influence the devel-
opment pattern through investment in 
infrastructure and through the use of 
land development codes and standards.  
The county could choose to undertake 
a comprehensive update of the zoning, 
subdivision and other ordinances and 
codes to account for a transition from a 
primarily rural community towards an 
urbanizing community.  A unified devel-
opment ordinance could include all of 
the elements listed below: 

•• Air Quality

•• Conservation or Preservation

•• Design or Planned Development 

•• General Development

•• Overlays

•• Special Districts

•• Subdivision

•• Water Quality

•• Zoning

The development standards should 
be reflective of the desired place types as 
demonstrated in this Stewardship Plan, 
and reflect the policies for infrastructure 
and facility provision, as well as access 
management and other transportation 
system elements.  Additional elements 
may include modified development re-
view process, and adequate public facil-
ity ordinances. 

Taxes and Fees

As the corridor develops and new development requires addi-
tional infrastructure and services to increase the level-of-services for 
more urbanized areas (things like trash pick up, more lane miles 
of road to maintain, and additional police and fire protection), the 
cost of providing these services will also increase countywide.  The 

Workforce Training/Education

There are already many assets in the 
county’s education system that helps to 
prepare workers for the jobs of the new mil-
lennium. Recent examples include, the new 
technical school opened in 2012 in Olive 
Branch.  Northwest Community College co-
ordinates certification programs with local 

county should consider evaluating their tax and fee struc-
tures to assess the sources of revenue to support the 
additional infrastructure costs associated with growth.  
It may be the case that the tax and fee structure is ad-
equate to cover the initial build costs, but in-
sufficient to provide maintenance to the 
expanded infrastructure.  A fiscal 
impact analysis can help the 
county determine if there is 
a need for an adjusted tax 
and fee structure to pay for 
growth. 

employers’ needs.  The State of Mississippi has recently focused efforts on the coor-
dination between state educational offerings and employment sectors.  Continued 
vigilance and partnership with local and regional businesses, and monitoring of job 
market conditions will remain vital in keeping a strong workforce in DeSoto Coun-
ty.  Development of job skills in secondary school, technical schools and training for 
adult workers will remain important in attracting businesses and providing a skilled 
workforce to regional and local jobs.  
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Priority Actions/Recommended 
Work Program

As an alternative to items 1-3 the county could prepare a countywide comprehensive plan 
that addresses long-range coordination of land use, transportation, infrastructure, facili-
ties, and intergovernmental coordination efforts into one document which can be used for 
capital improvement programs and annual budgeting. 
a.	 HIGH Priority: Immediately 
b.	 County Planning Commission (lead agency) 

The following actions are recommended as standard course of defensible 
planning and regulatory actions.   However, planning commission, Staff 
or the board of supervisors may want to move past additional planning 
and prioritize the creation and adoption of new zoning/development reg-

ulations first so they are in place should they be needed to adequately address a 
rezoning request.  The work program should represent what the county wants to 
accomplish first. 

Prepare an Area Plan for the Newtown 
West and Delta Sectors and establish inter-
locational agreements with the water dis-
tricts in these sectors.

a. Moderate Priority: Short-term but likely 
less pressing than the Hernando and East-
ern Corridor Sectors.  

b. County Planning Commission (lead 
agency) Adoption will require action from 
the water districts, and county as part of 
the Interlocational Agreement. 

a. High Priority: Should coincide as part 
of the Area Plans 

b. County Planning Commission (lead 
agency) Adoption will require action 
from the water districts and county as 
part of the Interlocational Agreement. 

Coordinate with service provid-
ers (both county and regional agencies) 
to coordinate long-range thoroughfare 
and facility plans, and five-year capital 
improvement plans based on the antici-
pated development patterns in the area 
plans. 

Prepare Collaborative Area Plans 
for the Hernando and Eastern Corridor 
Sectors. Coordinate with the Cities of 
Hernando, Southaven,  Olive Branch 
and Lewisburg to prepare area plans 
and interlocational agreements regard-
ing service provision, and infrastructure 
development in alignment with the rec-
ommendations of this Stewardship Plan.  
The county should serve as the “region-
al” coordinator on these efforts.

a. High Priority: Short-term (Year 1) 

b. County Planning Commission 
    (lead agency)
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Revise development standards 
to promote appropriate development 
forms and economic development 
consistent with the recommended pla-
cetypes and job creation goals.  

a. High Priority: Short-term (Year 1) 

b. Board of Supervisors: With assistance 
from planning commission and Staff

Establish regular communications be-
tween the planning commission and Eco-
nomic Development Council to coordinate 
on shovel ready and prime business devel-
opment sites. 

a.   High Priority: Short-term (Year 1) 

b. Planning Commission and Economic 
Development Council: With assistance 
from Staff

Coordinate among agencies doing 
utility and infrastructure improvements 
to incorporate communication, power, 
water, sewer and transportation into 
the same easements and bury utilities to 
reduce digging and repaving costs. 

a. High Priority: Short-term following 
completion of items 1-3 or coordinated 
with Item 4. 
 
b. County Planning Commission / 
Board of  Supervisors 

Update Development Review Pro-
cess and establish special review for 
Developments of County Significance to 
ensure that future development propos-
als are thoroughly reviewed for impacts 
to county systems and review is coor-
dinated between agencies and depart-
ments. 

a. Moderate Priority: Secondary to es-
tablishing targeted regulations to im-
plement the recommendations of the 
plan.  

b. County Planning Commission Staff  
under direction of planning commis-
sion. 

Establish Marketing and Branding 
program for the county and corridor to at-
tract tourism and business development.

a. Moderate Priority:  Mid-term   (year 3) 

b. Economic Development Council/Board 
of Supervisors

Monitor and update growth in the 
corridor and consider annual, five-year, 
and 10-year reviews of the plans and 
strategies for accomplishment and need 
for adjustments. 

a. Moderate Priority: Ongoing monitor-
ing and evaluation 

b. County Planning Commission 
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INTRODUCTION 
The purpose of this report is to provide a statistical overview of the demographics and 

economy of DeSoto County. This information has been compiled to provide people 

participating in the DeSoto New Era of Discovery Stewardship Plan with a baseline 

understanding of current conditions and factors that have shaped demographics, the 

economy and projected trends. 

The DeSoto New Era of Discovery Stewardship Plan will help guide the development of the 

I-69/I-269 International Trade Corridor.  All those who participate in the planning 

process can benefit from understanding where DeSoto County stands today and how 

DeSoto County arrived at its current demographic and economic position.  

Throughout this report, comparisons to data for the United States, the State of 

Mississippi and the region immediately surrounding DeSoto County are provided to 

give perspective and relevance to the DeSoto County data.   Since the planning process 

focuses on a study corridor extending approximately two miles on each side of the I-

69/I-269 route in DeSoto County, demographic data specific to the study corridor is also 

provided. 

The data utilized in this report is the most current available at the time of publication.   

It is derived from verifiable public and private sources which are noted throughout the 

report.  

The content of this report was first presented to the Plan Steering Committee in a public 

meeting on March 31, 2011. 
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DEMOGRAPHICS 

POPULATION 

Any statistical analysis of DeSoto County, MS must begin with an examination of 

population growth, because rapid population growth is the dominant factor in the 

modern history of DeSoto County.  DeSoto County has been, and continues to be, one of 

the fastest growing counties in the United States.  This remarkable growth rate (Figures 

1 and 2) stands in contrast to that of the surrounding metropolitan statistical area (the 

Memphis MSA), the State of Mississippi and the U.S.  

Figure 1—Population Counts 

Description 

1980 

Census 

1990 

Census 

2000 

Census 

2010 

Census 

USA 

           

226,545,805  

               

248,709,873  

              

281,421,906  

           

308,745,538  

Mississippi 

                       

2,520,638  

                       

2,573,216  

                       

2,844,658  

                       

2,967,297  

DeSoto 

County 

                             

53,930  

                             

67,910  

                          

107,199  

                          

161,252  

Shelby 

County 

                          

777,113  

                          

826,330  

                          

897,472  

                          

927,644  

Memphis 646,356 660,536 650,100 646,889 

Fayette 

County 

                             

25,305  

                             

25,559  

                             

28,806  

                             

38,413  

Tipton 

County 

                             

32,930  

                             

37,568  

                             

51,271  

                             

61,081  

Crittenden 

County, AR 

                             

49,499  

                             

49,939  

                          

50,866  

                             

50,902  

Source: U.S. Census Bureau 
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Figure 2—Population Growth Rates 

Description Growth 2000-2010 Growth 1990-2000 Growth 1980-1990 

USA 9.71% 13.15% 9.78% 

Mississippi 4.31% 10.55% 2.09% 

DeSoto County 50.42% 57.85% 25.92% 

Shelby County 3.36% 8.61% 6.33% 

Memphis -0.49% -1.58% 2.19% 

Fayette County 1.00% 12.70% 33.35% 

Tipton County 14.08% 36.48% 19.13% 

Crittenden County, AR 0.89% 1.86% 0.07% 

Source: U.S. Census Bureau 

 

The primary force behind DeSoto County’s growth has been migration from Memphis 

and Shelby County, Tennessee to the suburban and rural areas within the Memphis 

Metropolitan Statistical Area.  The City of Memphis saw modest growth during the 

1980’s due to annexation.  However, despite continued annexation, the city has 

experienced population declines since 1990.  The rural areas of Eastern Arkansas have 

also experienced declines in population, with the exception of the suburban areas 

directly adjacent to Memphis, such as Marion, AR.   

Within the Tennessee portion of the MSA, the population growth in Tipton County has 

slowed from previous decades, while Fayette County has experienced its first decade of 

accelerated growth.  The Mississippi counties in the MSA have all grown at a faster rate 

than the Tennessee Counties. They have also grown faster than the State of Mississippi, 

with DeSoto County leading the way. 

 Map 1 illustrates the rates of increase or decrease in population. 

 



People and the Market  |  pg. 6 

 
Source: Claritas 

 

The University of Mississippi, the University of Tennessee and the University of 

Arkansas are charged with making population projections for their respective states.  

Looking ahead, the universities forecast that Shelby County as a whole, not just the city 

of Memphis, will experience population declines in the next two decades.  The 

universities also forecast that DeSoto County will continue to see large increases in 

population (Figure 3).  

 

 

 

 

 

 

 

Map 1—Memphis MSA Population Growth 2000-2010 
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Figure 3—Memphis MSA Sample Population Projections 

Source: University of Mississippi, University of Tennessee, University of Arkansas 

 

Growth patterns through 2015 are forecasted to mirror those from 2000-2010 (Map 2).  

More areas within Shelby County are predicted to experience population declines.  

Population declines in rural areas, especially in East Arkansas, are predicted to worsen.  

The population growth in Fayette County is predicted to slow in the immediate future 

(Figure 3).  All population forecasts are based to a large degree on past trends and some 

forward-looking statistics, such as birth rates.  Unforeseen events, such as changes in 

transportation infrastructure, shifts in employment opportunities, and even political 

changes, such as the merger of city and county schools in Shelby County, can change 

the actual growth patterns.   

The universities and other population forecasters regularly update their projections to 

reflect current events and condition that shape demographic trends.  The projections 

above should be viewed as a point of reference for future population growth rates 

based on historic trends, not as an inevitable growth pattern.  

 2010 

Census 

2015 % 

Change 

2020 % 

Change 

2025 % 

Change 

Memphis MSA 1,316,100 1,329,379 1.0% 1,353,457 1.8% 1,401,079 3.5% 

Fayette 38,413 47,925 24.8% 54,051 12.8% 54,901 1.6% 

DeSoto 161,252 196,459 21.8% 219,151 11.6% 240,491 9.7% 
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Map 2—Memphis MSA Population Growth, 2010-2015 

 

Source: Claritas 
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RACIAL DISTRIBUTION 

As of 2010, the population of DeSoto County was less diverse overall than the U.S. 

population, as shown in Figure 4. 

However, African Americans make up most of DeSoto County’s minority population in 

contrast to the U.S. total population, where other minorities outnumber African 

Americans by a significant percentage.   

 

Figure 4—Population by Racial Distribution 

 

 

 

 

 

 

Source: U.S. Census Bureau, Claritas 

 

 

 

 

 

 

 

 

 

 

 

 U.S. DeSoto 

White 65% 71% 

Black 12% 22% 

Asian 4% 1% 

Hispanic 16% 5% 

Two Races 2% 1% 

Other 1% 0% 
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MIGRATION – HOUSEHOLDS AND INCOME 

The Internal Revenue Service tracks the migration of people and income each year.  

Their records indicate that almost twice as many people moved to DeSoto County from 

Shelby County as moved to Shelby from DeSoto.  Between 2004 and 2008, the people 

who moved into DeSoto from Shelby had a significantly higher household income level 

than those who moved out of DeSoto into Shelby. 

 

Figure 5—Migration, DeSoto and Shelby Counties 

2004-2005 

 Average 

Household 

Income 

Households Income 

DeSoto to Shelby $ 30,969  1,227  $38 Million 

Shelby to DeSoto $ 41,211  2,378  $98 Million 

 

2007-2008 

 Average 

Household 

Income 

Households Income 

DeSoto to Shelby $32,885 1,338 $44 Million 

Shelby to DeSoto $39,967 2,427 $97 Million 

Source: Internal Revenue Service 
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AGE DISTRIBUTION 

In DeSoto County, the prime working age segment of the population, ages 25-44, 

represents a larger share of the total population than elsewhere in the region or in the 

overall U.S. population (Figure 6).  This is seen as a positive demographic statistic by 

employers, who prefer to locate or expand where there is a labor pool of young 

workers.  

 

Figure 6—Population by Age Cohorts 

 US % Mississippi 

% 

DeSoto 

County % 

Shelby 

County % 

Age 0 - 4 6.90 7.52 7.82 7.67 

Age 5 - 9 6.61 7.10 8.18 7.23 

Age 10 - 14 6.55 6.95 7.96 7.30 

Age 15 - 17 4.20 4.36 4.63 4.64 

Age 18 - 20 4.28 4.80 3.85 4.35 

Age 21 - 24 5.43 5.74 5.06 5.42 

Age 25 - 34 13.33 13.04 14.37 12.23 

Age 35 - 44 13.65 12.67 14.40 13.59 

Age 45 - 54 14.42 13.62 13.37 14.86 

Age 55 - 64 11.47 11.21 10.20 11.98 

Age 65 - 74 6.98 7.01 6.24 6.11 

Age 75 - 84 4.26 4.15 2.99 3.24 

Age 85 and over 1.92 1.83 0.94 1.39 
Source: Claritas 

The median age of the DeSoto County population in 2010 was 33.70.  This is lower than 

the median ages for the U.S., Mississippi and Shelby County.  The lower median age 

reflects a larger percentage of children under age 18 in DeSoto County than in the areas 

compared. 

The larger proportions of children in DeSoto County reflect the county’s attractiveness 

to families with children.   It can also be a positive factor in attracting new employers, 

since it can represent a pipeline of future workers if the young people remain in the 

county after completing their education. 
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Less than 
$15,000 
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9% 
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$500,000 
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0% 

DeSoto County 

ANNUAL HOUSEHOLD INCOME LEVEL 

The average household income for DeSoto County is substantially higher than for 

Shelby County or Mississippi as a whole—in fact, it is nearer to the national average 

than either the state of Mississippi or Shelby County (Figure 7).   

Figure 7—Annual Average Household Income 

United States $71,071 

Mississippi $51,752 

DeSoto Co. $69,736 

Shelby Co. $58,839 

Source: Claritas 

 

HOUSEHOLDS BY INCOME LEVEL 

The largest segment of households in DeSoto County has an average household income 

in the $50,000-$74,999 category (Figure 8).   More than two thirds of all households have 

an income level above $50,000.   

Figure 8—Households by Income Level—DeSoto County 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Claritas 
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TAX BURDEN 

The Tax Foundation, a private, non-profit foundation that analyzes taxes in the U.S., 

calculates the total state and local tax burden paid by wage earners in each state.   The 

tax burden takes into account all the different types of taxes and expresses them as a 

percent of wages.  The combined state and local tax burden in Mississippi is 8.7% (the 

36th lowest in the nation) while in Tennessee it is 7.6% (the 47th lowest).  Both 

percentages compare favorably to the U.S. average of 9.8%.  These low tax burdens 

indicate that the populations have more disposable income than in many other states.     
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HOUSING STARTS 

For many years DeSoto County had a high number of housing starts to keep pace with 

the residential demand (Figure 9).   The number of housing starts peaked in 2006, then 

dropped dramatically as the national economic recession took effect. Shelby County 

experienced an even steeper decline in the number of housing starts after peaking in 

2004.   

Changes in Fayette County, Tennessee growth policies led to increases in population 

and housing starts in the mid-2000’s.   New elected officials removed some of the 

restrictions to developing new residential areas. 

When the recession ends, Fayette County is poised to resume growth by attracting 

Shelby County out-migration with a number of planned residential areas.  However, it 

is not projected that Fayette County will experience the rates of growth seen over the 

past three decades in DeSoto County; nor will increased growth in Fayette County be 

likely to affect the continued growth in DeSoto County.  

 

Figure 9 – Housing Starts 
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Source: US Census Bureau 

 



People and the Market  |  pg. 16 

AVERAGE HOME SIZE 

Throughout the country, the average size of homes has expanded significantly from 

1970-2009, with that trend being more pronounced in the south (Figure 10).  However, 

national home building organizations are predicting that as homebuilding resumes over 

the next several years that the average size of homes may decline slightly.  This 

prediction is based upon new social and economic realities driven by an extended 

recession and by changing demographics brought about by the aging of baby boomers.  

This may suggest an increased demand for relatively smaller homes. 

 

Figure 10—Average Square Footage, Single Family Homes

 
Source: U.S. Census Bureau, Department of Construction & Manufacturing 
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CORRIDOR PROFILE  
While much of this report is focused on DeSoto County, some data specific to the I-69/I-

269 study corridor is also provided for some types of data, where comparison can be 

helpful.  The study corridor surrounding I-69/I-269 in Desoto County is depicted in 

Map 3.  Demographics within the study area have been extracted for comparison to the 

county as a whole.  The complete, current demographics are available in Appendix C. 

They help provide a baseline measure of the area as it is today.   These demographics 

also reveal any statistical differences between the corridor area and the rest of the 

county. 

The study corridor contains a population of 26,998 and is the fastest growing area in the 

county.   The median age and average household income within the study area are both 

higher than the county as a whole. 

Retail statistics specific to the study corridor have also been extracted.  They are 

presented in the next section of this report.  

 

Map 3 – Study Corridor 
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RETAIL 

SALES 

Retail sales in DeSoto County have also grown in response to population growth 

(Figure 11).   The City of Southaven in particular has attracted national retailers who 

view DeSoto County’s population density sufficient for a stand-alone market area.  The 

high traffic count highway corridors also allow shoppers from surrounding counties to 

easily reach the retail centers.   

 

 Figure 11-DeSoto County Retail Sales 

 

Source: MS Dept of Revenue 

 

 

.   

Fiscal Year Annual Retail Sales % Growth over 

Prior 5-Year Period 

2010   $2,157,549,219  4.8% 

2005   $2,059,474,877  69.0% 

2000   $1,218,684,856  124.9% 

1995   $541,848,781    
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Figure 12—DeSoto County 2009 Retail Sales by Sector 

Source: MS Dept of Revenue 

RETAIL POTENTIAL 

DeSoto County has reached the benchmarks that large national and regional retailers, 

franchisers and restaurants use in selecting locations.  Each entity has its own 

benchmarks, but the example below is the basis for Darden Restaurants (Olive Garden, 

Longhorn Steakhouse, Red Lobster, Bahama Breeze and other brands) location 

decisions, a typical example of market requirements. 

 Population in Trade Area       125,000 

 Average Daily Traffic Count     30,000 

 Household Income Level       $75,000 or above 

(A significant percentage of households must be at this level) 

 

DeSoto County meets these standards. Households with an income of $75,000 or above 

account for 35.3% of households in DeSoto County. According to data from the 

Mississippi Department of Transportation, average daily traffic counts along the DeSoto 

County sections of I-55/ I-69 range from 45,000 to 68,000. 

Auto 
14% 
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Supplies 
3% 

Food & Beverage 
28% 

Furniture & 
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STUDY CORRIDOR RETAIL POTENTIAL 

Retail Market Power Opportunity/Gap Analysis is a widely used tool to evaluate retail 

markets and the development potential of selected geographic areas.   “Demand” 

implies the full spending potential of residents within the selected geographic area, 

while “Supply” indicates total annual sales for each retail sector.  “Gap/Surplus” 

represents the total surplus supply (if negative) or retail potential (positive).   

The Retail Market Power Analysis was applied to the I-69/I-269 study corridor for this 

plan.  The results are shown in Figure 13. 

Figure 13—2010 Corridor Retail Potential 

  Demand Supply Gap/(Surplus) Gap/Surplus 

% of 

Demand 

Total Retail Sales Incl Eating and 

Drinking Places 

$403,214,752 $192,391,894 $210,822,858 52% 

Motor Vehicle and Parts Dealers 71,454,141 6,541,352 64,912,789 91% 

Building Material, Garden Equip 

Stores 

42,251,893 24,356,101 17,895,792 42% 

Food and Beverage Stores 52,182,416 14,569,927 37,612,489 72% 

Health and Personal Care Stores 24,315,807 6,854,143 17,461,664 72% 

Gasoline Stations 34,528,990 64,896,981 (30,367,991) -88% 

Clothing and Clothing 

Accessories Stores 

19,134,603 6,007,128 13,127,475 69% 

Sporting Goods, Hobby, Book, 

Music Stores 

7,995,926 2,938,700 5,057,226 63% 

General Merchandise Stores 54,610,127 34,577,691 20,032,436 37% 

Miscellaneous Store Retailers 10,896,144 2,438,075 8,458,069 78% 

Non-Store Retailers 28,114,006 1,851,663 26,262,343 93% 

Foodservice and Drinking Places 39,565,891 21,109,545 18,456,346 47% 

General Merchandise, Apparel, 

Furniture and Other 

104,036,973 50,663,957 53,373,016 51% 

Source: Claritas 

For the DeSoto County I-69/I-269 corridor, nearly all sectors, with only one exception, 

report a retail gap where demand exceeds supply.  The one retail surplus sector is 

gasoline stations.    
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EDUCATION 

EDUCATION LEVELS 

Education levels in DeSoto County exceed those for Mississippi as a whole (Figure 14).  

DeSoto County has a high proportion of people who have some education, such as an 

Associate’s Degree, above the high school level.  However, DeSoto County still trails the 

U.S. in percentage of the population with four-year college degrees and advanced 

degrees.  

 

Figure 14—Educational Levels 

 

Source: Claritas 
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GRADUATION RATES  

According to the National Center for Education Statistics, there were 35 public schools 

in the DeSoto County School System in the 2008-2009 school year.  In that same year, the 

district had a High Performing Accountability Status.   

The overall graduation rate in DeSoto County is 84.5%, nearly five percentage points 

higher than the US average and more than 15 percent points higher than the state 

average.  

Figure 15—Comparative Graduation Rates, Freshmen 2006-2007 School Year 

  

 

 

 

 

 

 

 

 

 

 

 

Source: MS Dept of Education, National Center for Education Statistics 

 

DESOTO COUNTY SCHOOL BUILDING PROGRAM 

As new households were established in DeSoto County, the demand for schools 

increased.  According to officials at the DeSoto County School System, 17 schools have 

been constructed in the past 10 years, leaving a residual debt of $211 million.  

The average spending per student by the DeSoto County School District is $7,769 per 

student, with slightly less than $1,000 of this spending for interest on the debt. 

According to the National Center for Education Statistics, the U.S. average spent per 

student is $10,297.   Reports show that DeSoto County spending per student is 

comparable to the spending by Memphis City Schools and the Shelby County School 

System. 
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EMPLOYMENT 

DISTRIBUTION OF LABOR 

DeSoto County’s distribution of labor does not currently reflect the state and national 

economy (Figures 16-18).  The proportion of workers in education and health services is 

less than half of that in the state and the nation.  However, the proportion of workers in 

professional services in DeSoto County is similar to that in the U.S., while elsewhere in 

Mississippi the proportion is much lower than the U.S.  

Figure 16—Distribution of Labor, 2009   

  US % Mississippi % 

DeSoto 

Co., MS % 

Shelby 

Co., 

TN % 

Total All 

Industries 130,647,600 

 

1,054,444 

 

43,469 

 

472,982   

Natural Resources 

& Mining 1,065,780 0.82% 18,592 1.76%   0.00% 324 0.07% 

Construction 6,497,870 4.97% 54,856 5.20% 1,929 4.44% 16,516 3.49% 

Manufacturing 12,444,560 9.53% 141,340 13.40% 4,276 9.84% 35,666 7.54% 

Utilities 558,640 0.43% 8,989 0.85%   0.00% 31 0.01% 

Wholesale Trade 5,734,040 4.39% 34,795 3.30% 2,714 6.24% 27,358 5.78% 

Retail Trade 14,974,830 11.46% 133,454 12.66% 7,032 16.18% 51,461 10.88% 

Transportation & 

Warehousing 5,085,590 3.89% 38,335 3.64% 4,361 10.03% 52,689 11.14% 

Information 2,876,820 2.20% 14,273 1.35%   0.00% 6,041 1.28% 

Financial 

Activities 5,706,700 4.37% 33,141 3.14% 924 2.13% 24,964 5.28% 

Professional & 

Business Services 19,076,710 14.60% 203,318 19.28% 3,128 7.20% 67,224 14.21% 

Education & 

Health Services 29,662,860 22.70% 273,010 25.89% 4,720 10.86% 65,173 13.78% 

Leisure & 

Hospitality 13,211,120 10.11% 123,084 11.67% 6,757 15.54% 45,130 9.54% 

Other Services 3,823,970 2.93% 22,558 2.14% 815 1.87% 13,684 2.89% 

 Source: U.S. Bureau of Labor Statistics, MS Dept of Revenue, TN Dept of Labor and Workforce Development  
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Over many years, jobs in the U.S. overall (Figure 17) have shifted from manufacturing 

to education and health services, as well as business and professional services. The shift 

from manufacturing is not entirely due to manufacturing operations seeking lower 

labor costs in other countries; advanced technologies have decreased the number of 

workers required in modern manufacturing processes in the U.S. Mississippi, like many 

other states, has seen statewide employment shift, mirroring national employment 

patterns. 

In Shelby County, the transportation and warehousing sector is over three times larger 

than in the U.S. economy overall (Figure 17).  The wholesale trade, as well as the 

hospitality and leisure sectors, employs a larger proportion of the workforce than in the 

overall U.S. economy.  This reflects historical strengths in transportation and logistics 

due to infrastructure and location, as well as longstanding marketing and economic 

recruitment programs for Memphis.  In many ways, the distribution of labor in DeSoto 

County is more reflective of Shelby County than the State of Mississippi.  DeSoto 

County shares the same transportation infrastructure and locational advantages as 

Memphis. 
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UNEMPLOYMENT RATES 

Employment in DeSoto County has remained relatively strong through all recent 

economic cycles (Figure 20).  During the recession of 1991, DeSoto County’s annual 

average unemployment was lower than the state and the nation.  During the economic 

boom years in the 2000’s, DeSoto had exceptionally low unemployment rates.  In the 

current recession that began in 2007, unemployment in DeSoto County has continued to 

be below the state and national rates.   

 

This is not to say that DeSoto County has not suffered from unemployment.   While the 

current unemployment rates are lower than in some areas, there are many people 

unable to find work.  DeSoto County residents are highly dependent upon employers 

outside the county so the health of the overall economy impacts DeSoto County. 

 

 

Figure 20— Annual Average Unemployment Rates 

 

Source: US Bureau of Labor Statistics, MS Department of Employment Security 
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COMMUTE PATTERNS 

Each workday, over 52,500 workers commute from DeSoto County to other counties for 

employment (Figure 21).  The majority of these commuters, almost 19,000, travel to 

Shelby County.   A significant number of workers (32,545) also commute into DeSoto 

County for employment.  The largest supplier of workers to DeSoto County is Shelby 

County, followed by Marshall County, Mississippi. 

Overall, the average commute time to work for residents of DeSoto County is similar to 

that of the U.S. overall.  What is notable, however, is that over one quarter of DeSoto 

County residents commute 30-44 minutes each workday.  This could present future 

problems as the cost of fuel and transportation rise. 

Figure 21—Commute Patterns 
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Figure 22—Commute Times 

 

Source: Claritas 

 

 

 

AVERAGE ANNUAL WAGE BY INDUSTRY 

Average annual wages for jobs located in DeSoto County fall far below the national 

average and slightly lower than the state average in most sectors (Figure 23). The 

annual average wage paid by businesses located in DeSoto County is lower than 

average for Mississippi employers.  In contrast, the average wages paid by Shelby 

County employers is higher than the U.S. average wage when all industry sectors are 

included.   (Workers commuting into Shelby County from DeSoto County account for 

the higher average household incomes among DeSoto County residents.)   

 

However, data for DeSoto County is not available for two high-wage sectors, 

Information and Utilities, and one mid-wage sector, Natural Resources & Mining.  Were 

this data available, it would likely skew the total industry average higher.  

 

 

 

US % Mississippi % 

DeSoto 

County % 

Shelby 

County % 

Less than 15 Minutes 

                

39,911,501  28.6% 

                      

394,617  32.4% 

                        

17,031  21.8% 

                      

100,702  24.4% 

15 - 29 Minutes 

                

50,462,298  36.1% 

                      

442,883  36.3% 

                        

31,017  39.6% 

                      

191,717  46.5% 

30 - 44 Minutes 

                

27,499,999  19.7% 

                      

225,514  18.5% 

                        

21,713  27.7% 

                        

86,793  21.0% 

45 - 59 Minutes 

                

10,471,977  7.5% 

                        

74,915  6.1% 

                          

5,589  7.1% 

                        

20,228  4.9% 

60 or more Minutes 

                

11,306,757  8.1% 

                        

80,567  6.6% 

                          

2,908  3.7% 

                        

13,140  3.2% 
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Figure 23—Average Annual Wage by Industry Sector, 2009 

  U.S. Mississippi DeSoto 

County 

Shelby 

Natural Resources & Mining  $         47,425   $         38,418     $         38,437  

Construction  $         19,322   $         40,167   $         35,429   $         47,018  

Manufacturing  $         54,837   $         39,542   $         41,951   $         64,648  

Utilities  $         84,877   $         59,651     $         59,496  

Wholesale Trade  $         61,595   $         46,948   $         40,066   $         58,622  

Retail Trade  $         26,162   $         22,146   $         24,138   $         29,735  

Transportation & Warehousing  $         42,823   $         36,899   $         35,696   $         53,742  

Information  $         71,191   $         38,861     $         47,544  

Financial Activities  $         70,045   $         40,636   $         43,855   $         78,258  

Professional & Business 

Services 

 $         58,344   $         38,451   $         24,650   $         41,761  

Education & Health Services  $         43,042   $         36,942   $         41,564   $         45,801  

Leisure & Hospitality  $         18,899   $         15,980   $         12,838   $         19,576  

All Industries  $         45,559   $         33,847  $         30,667   $         46,019  

Source: U.S. Bureau of Labor Statistics, MS Department of Employment Security, TN Department of Labor & Workforce 

Security 
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DESOTO COUNTY MAJOR EMPLOYERS 

The largest employers in DeSoto County are listed in Figure 24 below.   It is typical in 

suburban and rural areas for the school system to be the largest employer, and major 

medical facilities are also typically top employers in markets where they are present. 

Figure 24—DeSoto County Employers, 200+ Employees 

 

Company Name City  Description Employ-

ment 

Baptist Memorial Hosp-Desoto & Rehab Southaven Hospital/Health Services 1930 

Kroger (Hernando, Horn Lake, Olive Branch & 

Southaven) 
Hernando Grocers-Retail 729 

District Transportation & Sec Southaven Transportation 500 

Wal-Mart Supercenter Southaven Department Stores 500 

Landau Uniforms Inc. Olive Branch Men’s & Boys Suits Coats/Overcoats 

(Mfrs) 

330 

Future Electronics Southaven Electronic Equipment & Supplies-

Retail 

304 

Lowe's (all locations) Southaven Home Improvements 300 

Desoto Civic Ctr Southaven Convention & Meeting Facilities & 

Svc 

300 

Newly Weds Foods Horn Lake Sauces (Mfrs) 282 

CSI Olive Branch Closures-Industrial-Protective (Mfrs) 250 

Terex Distribution Center Southaven Construction Equipment-

Manufacturers 

225 

J T Shannon Lumber Inc. Horn Lake Sawmills & Planing Mills-General 

(Mfrs) 

220 

ScanSource Southaven Computers-Wholesale 220 

Home Depot Horn Lake Home Improvements 218 

Stylecraft Home Collection Southaven Lighting Fixtures-Manufacturers 210 

Milwaukee Electric Tool Corp Olive Branch Tools-Electric (Whls) 207 

Brentwood Originals Walls Manufacturers 201 

M & H Construction Southaven General Contractors 200 

Dillard's Southaven Department Stores 200 
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EMPLOYMENT PROJECTIONS AND JOBS IN DEMAND 

In 2010 an analysis of the Mid-South workforce and labor market was conducted by 

Younger Associates on behalf of the economic development agencies in the region.  The 

study covered 52 counties, including 20 counties in the northern portion of Mississippi.  

A portion of the survey identified current and projected labor demand by occupational 

category.  All for-profit employers with 50 or more employees were surveyed, with the 

exception of the retail and public administration sectors, where entities with 100 or 

more employees were surveyed.  

The analysis identified occupations that employers in the study area frequently seek to 

fill (Figure 25).    

Figure 25—Occupations in Highest Demand in the Mid-South 

Occupation Education Required 

Industrial Production Managers 12-15 yrs 

Storage & Distribution Managers 16 yrs 

Transportation Managers 16 yrs 

Accountants/Auditors 16+ yrs 

Financial Analysts 16+ yrs 

Human Resource Managers 16 yrs 

Customer Service Representatives 12 yrs 

Electrical/Industrial Equipment Repairers 12-15 yrs 

Conveyor Operators & Tenders 12 yrs 

Materials Movers-Supervisors 12-15 yrs 

Materials Movers-Laborers 12 yrs 

Truck Drivers 12 yrs or GED 

Source: Greater Memphis Area Workforce Analysis, Younger Associates, 2010 

 

It should be noted that all of the occupations in demand except one, truck drivers, 

require more than a high school education. Many require some college to a full 

bachelor’s degree.   
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TARGETED INDUSTRIES 

A key influencer on the types of businesses that are likely to locate in DeSoto County in 

future years is the set of industry targets that are being pursued by various economic 

development groups in the region.  The following targets are being actively pursued by 

the largest economic development organizations influencing the DeSoto County region. 

These targets are sectors where advertising, financial resources and recruitment efforts 

are being focused. 

 

Mississippi Development Authority (MDA) 

The Mississippi Development Authority is a statewide agency dedicated to advancing 

the economic wellbeing of the state.  The MDA targeted industries for recruitment and 

development include: 

 Aerospace/Aviation 

 Automotive Assembly 

 Automotive Suppliers 

 Contact Centers 

 Communications & Information Technology 

 Remote Data Centers 

 Defense/Homeland Security 

 Food Processing 

 Metal Fabrication & Steel 

 Plastics/Polymers/Chemicals 

 Shared Services Centers 

 Shipbuilding 

 Timber/Wood Products 

 Warehouse & Distribution 

Tennessee Valley Authority (TVA) 

TVA generates electrical power for an eight-state region that includes northeastern 

Mississippi. TVA targets: 

 Data centers 

 Food processing and packaging  

 Solar component manufacturing  

 Transportation-related manufacturing 
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Entergy Mississippi 

Entergy, a utility provider serving much of Mississippi, targets industries based criteria 

including compatibility with sites in the area and the potential workforce. Those 

targeted industries include:  

 Polymer science  

 Marine research  

 Remote sensing  

 High performance computing   

Greater Memphis Chamber 

The Greater Memphis Chamber targets:  

 Biomedical industries  

 Electronics 

 Manufacturing and logistics 

 Information technology 

 Music, film and tourism industries 

 

These lists cover a broad range of sectors.  It could benefit DeSoto County to have 

organizations with different targets, some of which may be a good match for the 

county’s resources.  For example, the MDA targets of shipbuilding and aerospace are 

more suited to the Gulf Coast region of the state.  But other organizations have different 

targets, that complement the MDA list, and that may find DeSoto County the most 

advantageous location within the region. 

A notable characteristic of these lists is the lack of commonalities among them.   Other 

regions of the country have found a strong, central focus is often linked with success.  In 

planning for growth related to the I-69/I-269 corridor, one planning component could be 

the identification of a strong set of target sectors that are a specific match for DeSoto 

County’s infrastructure, demographics and other resources. 
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COLLEGES AND UNIVERSITIES 

Enrollment 

The pipeline of educated workers available is a related key factor in determining the 

types of businesses which may locate in DeSoto County.   There are 20 postsecondary 

educational institutions within 50 miles of DeSoto County (Figure 26).  

Figure 26—Educational Institutions, 50 Mile Radius  

 

Source: National Center for Education Statistics 
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Nationally, the number of graduates in science, technology, engineering and 

mathematics (STEM) is low and does not meet the demands of U.S. employers.  In the 

Mid-South labor market study, employers in the greater Memphis area also report 

difficulty in finding enough of these graduates to fill existing jobs or expand.  

 The 2010 Younger Associates workforce analysis examined the number of STEM 

degrees awarded in the 52-county Greater Memphis Study Area, including the 20-

county North Mississippi portion of that study area.  Figure 27 shows the number of 

STEM graduates in each of those areas.  It also shows the number of STEM graduates in 

North Mississippi when Mississippi State Graduates are added to the total. 

 

Figure 27—STEM Degrees 

 Greater Memphis 

Region  

North Mississippi 

Study Area  

North Mississippi Area 

Including Mississippi 

State University  

Engineering Technicians  110 53 101 

Engineering  405 140 669 

Mathematics  51 30 55 

Computer Sciences  334 84 128 

Chemistry, Biology, & 

Physical Sciences 

532 170 478 

 

Source: National Center for Education Statistics 

 

The following Mississippi counties are included in the North Mississippi Study Area: 

Alcorn, Benton, Calhoun, Coahoma, DeSoto, Grenada, Lafayette, Lee, Marshall, Panola, 

Pontotoc, Prentiss, Quitman, Tallahatchie, Tate, Tippah, Tishomingo, Tunica, Union and 

Yalobusha. 
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Specialized Programs and Research 

Areas of special emphasis and research are another related factor in attracting new 

businesses to an area and to encouraging new business start-ups.   

The University of Mississippi, in Oxford, is home to the oldest engineering school in the 

state.  Led by Dean Kai-Fong Lee, the department offers bachelors, masters and doctoral 

degrees.  The school has one of seven nationally-recognized research centers.  Also at 

the school, the Center of Manufacturing Excellence was established in response to 

Toyota’s move to Mississippi. They have been named a Carnegie II Research Institution, 

one of the top 125 research institutions in the U.S.  The University of Mississippi also 

has a joint campus with Northwest Mississippi Community College in DeSoto County.  

At Mississippi State University, in Starkville, the James Worth Bagley College of 

Engineering is one of the largest of its kind in the southeast, with 109 faculty members 

and 18 research centers and labs.  The college is home to the Center for Advanced 

Vehicular Systems (CAVS), a certified National Science Foundation Engineering 

Research Center with numerous centers dedicated to advancing education in high-

growth industries.  Those centers include the Aerospace Engineering School, a Polymer 

Research Institute, Food Service Institute and a National Strategic Planning, Analysis 

and Research Center.  

The University of Memphis offers programs that fit the needs of growing industries in 

the region.  The FedEx Institute of Technology is a gateway for businesses to work with 

university researchers.  FedEx also developed the Center for Supply Chain 

Management, an alliance to create systems to move products better, faster and cheaper, 

both nationally and internationally.  The Herf College of Engineering is also involved in 

research, and offers advanced degrees in a number of specialized engineering study 

areas. 

Also in Memphis, Christian Brothers University School of Engineering offers flexible 

programs that allow students to earn a combined degree in engineering and computer 

science or business. Dr. Yeu-Sheng Shiue is head of the Mechanical Engineering 

Department and an editor of the International Journal of Engineering Education. 

Community colleges also offer valuable programs for manufacturing education.  

Northwest Mississippi Community College has campuses in Senatobia and Southaven.  

The Senatobia and Southaven campuses offer joint credit to the adjacent University of 

Mississippi campus.  Among their technical programs are automotive, computer and 

information systems, electronics and tool and die. Mid-South Community College, in 

West Memphis, Arkansas, offers a special Advanced Manufacturing Technology 

Program and provides specialized training for nearby Hino Motors.  
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ATTRACTIVENESS OF DESOTO COUNTY TO BUSINESSES 
Site selectors, sometimes called location consultants, often play the lead role in 

determining where businesses will locate.  Annual surveys of active Site Consultants in 

the U.S. by industry publications reveal the top factors in business location decisions as 

listed below.  

• Quality of Workforce 

• Infrastructure 

• Proximity to Markets/Suppliers  

• Access to Research & Development 

• Incentives 

• Quality of Life 

 

WORKFORCE 

Education is one of the most important measures of workforce quality.  While education 

has been discussed in earlier sections of this report it is important to look at the 

workforce from the perspective of a location consultant.  Before companies or their 

consultants dig into the detailed data regarding the education level of the workforce, 

they look for areas with a concentration of educated workers.  

The suburban ring around the Memphis MSA, particularly DeSoto County, has the 

highest concentration of residents with education between the high school level and 

four-year degree level. (Figure 28).  The highest concentration of residents with Bachelor 

Degrees and Advanced Degrees is confined to a smaller area in DeSoto and Lafayette 

Counties in Mississippi, and in eastern Shelby County.   
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Figure 28—Concentration 12-15 Years of Education 

 
Source: Claritas 
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Figure 29—Concentration of Population with 16 or More Years Education 
 

Source: Claritas 
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QUALITY OF LIFE 

While quality of life is a subjective measure included on the list of top location decision 

factors, there is a general agreement among site selectors as to what constitutes good 

quality of life.   While DeSoto County would score well on some factors, some, such as 

opportunities for two-professional households will require more planning to achieve.  

Quality of Life Factors 

 Economy rich and diverse enough to provide opportunities for two-professional 

households 

 Strong K-12 educational opportunities 

 Environment where housing and income are in equilibrium 

 Trip to work is a manageable commute 

 Communities that welcome diversity 

 

OTHER LOCATION DECISION FACTORS 

DeSoto County has highly attractive transportation infrastructure.  The central North 

American location also allows favorable proximity to customers and suppliers for most 

industries.   

Research and development activities are limited to major universities in the region. 

These research activities were discussed in a preceding section of this report. The 

research activity is broad, yet coincides well with the targeted industries for the state.   

Mississippi has been proactive in offering business incentives over the past decade as 

evidenced by the incentives package for Toyota and other major projects.  
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TRENDS AND EMERGING TRENDS 
There are several emerging national trends that are beginning to influence DeSoto 

County. 

RENEWABLE ENERGY 

Renewable energy and advanced manufacturing are the key economic trends in focus 

for DeSoto County in coming years.  While these industries are experiencing growth in 

many areas across the country, DeSoto County is poised to participate.   

The instability in the global oil markets are pushing the innovation of alternative fuels 

and methods of energy production in DeSoto County and beyond.  Already, area 

markets have experienced a boom in alternative and renewable energy and related 

industry.  GreenTech, Toyota and New Battery Technology have created jobs in 

alternative vehicles. Alternative fuels have also carved a niche market in the region, 

with companies like Twin Creeks Technology and KIOR. The Mississippi Biomass 

Initiative is a research project designed to monetize Mississippi’s biomass production. 

Even green building and construction companies, like Soladigm, are finding a place in 

the North Mississippi market.  

 

AUTOMOBILE MANUFACTURING    

The presence of automotive assembly plants has grown over the past decades in the 

Southeast, due in part to low costs for doing business, state and local incentives for 

large manufacturing plants and excellent logistics.  Figure 30 shows area automotive 

plants. 

The automotive assembly plants require large-scale suppliers to locate nearby.  The 

Toyota assembly plant near Tupelo that will begin operations in 2011 has brought some 

suppliers to the surrounding area and more are expected to locate in the region.  
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Figure 30—Automotive Assembly Plants in Southeastern U.S. 

 

 

ADVANCED MANUFACTURING 

“Advanced Manufacturing” is a term that is used loosely to explain any number of 

methods that take manufacturing operations to another level not easily replicated by 

competitors. Economists, politicians and manufacturing leaders use the phrase to 

describe businesses that have processes that will allow them to remain globally 

competitive.  

Jobs in the Advanced Manufacturing sector require a complete understanding and 

mastery of a variety of skill sets. Advanced Manufacturing is often associated with 

automotive manufacturing, and typically uses process productivity that overcomes 

foreign labor cost advantages.   
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The success of advanced manufacturing and automotive assembly plants in the region 

has led to the growing popularity of certified megasites.  Megasites are typically 1,000 

or more acres that are certified by site selection agencies or economic development 

organizations to be “shovel ready” for large-scale construction.   

Figure 31 – Area Megasites 

 

 

 

 

 

 

 

 

© Younger Associates, 2011 
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AEROTROPOLIS 

Memphis has long based economic development efforts on the logistical advantages the 

region provides.   A central U.S./North American location combined with rail access and 

interstate highway access has created a low cost environment for logistics, distribution, 

and wholesale trade. Most recently, Memphis is being promoted an “aerotropolis” 

where the airport infrastructure at Memphis International Airport and the capabilities 

of FedEx provide a global distribution advantage for high-value and time-sensitive 

goods. DeSoto County offers all the same advantages with regard to location and 

transportation access.   The completion of I-69/I-269 adds to the transportation 

advantages and increases access to markets extending from Canada to Mexico.   

With its close proximity to Memphis International Airport, DeSoto is poised to be a part 

of the growth of the Aerotropolis.  The new concept of the Aerotropolis describes a 

growing trend in urban landscapes—that of cities developing culturally, economically 

and socially around the presence of an aviation hub.  John D. Kasarda and Greg 

Lindsay, authors of the book “Aerotropolis: The Way We’ll Live Next” explain the 

implications of the Aerotropolis:  

“Major airports have become key nodes in global production and enterprise 

systems offering them speed, agility, and connectivity. They are also powerful 

engines of local economic development, attracting aviation-linked businesses of 

all types to their environs. These include, among others, time-sensitive 

manufacturing and distribution; hotel, entertainment, retail, convention, trade 

and exhibition complexes; and office buildings that house air-travel intensive 

executives and professionals.” 

Memphis has quickly identified with this designation, rebranding itself from “America’s 

Distribution Center” to “America’s Aerotropolis.”  The Memphis Aerotropolis’ 25 mile 

radius encompasses DeSoto County and will likely continue to affect the county. This 

convergence of road, river, rail and runway, position DeSoto County as an important 

part of a global logistics node.  

 

 

 

 

 

 

 



People and the Market  |  pg. 44 

CONCLUSION 
 

Younger Associates completed the People and Market Background Report in 

conjunction with other reports pertaining to the trends and factors shaping the DeSoto 

County I-69/I-269 Corridor.  The planning team’s evaluation of the results of the three 

background reports supports the following major conclusions based on data and trends 

related to the people and market.  

Economic and migration factors indicate that DeSoto County will continue to gain 

population in the coming decades.  As one of the fastest growing counties in the United 

States in recent years, the County, and in particular the I-69/I-269 Corridor  are 

anticipated to experience tremendous demand for new housing and jobs in the next 

decade.  High quality of life statistics, like high median household incomes, access to 

rural and natural areas, high-quality K-12 schools, and relatively low tax rates, indicate 

that the County will continue to experience population growth.  Currently, these factors 

are making DeSoto County one of the most attractive places to live in the Memphis 

region, so DeSoto County is attracting a notable share of the in region migration.  

National indicators suggest that future demand for housing will include smaller units 

than those built in the 2000’s, and the generational differences in family structure (Gen-

Y vs. Boomers) have shifting preferences for housing choices.  These emerging 

demographic sectors create demand for housing options beyond the typical, single-

family home.  Opportunities to provide more housing diversity will position the 

County to accommodate young professionals and empty-nest couples as well as the 

more traditional families with children of school age.  

The significant number of DeSoto County residents that are traveling outside of the 

County for employment on a daily basis is an indicator that currently the County is an 

attractive place to live, but has not yet struck a balance with providing a high number of 

jobs.  Overall, demographics for DeSoto County indicate that in comparison to other 

parts of the region, the County’s residents are affluent and well educated.  However, 

factors, like the average wages for in-County employment, indicate that the higher 

paying jobs held by affluent residents are located in other jurisdictions.  This is a major 

concern for the County, because a balanced local economy depends on a good balance 

of employment and residence. 
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The completion of I-69/I-269 through the County will add an additional corridor to the 

region’s network of international transportation opportunities.  This, in combination 

with the Aerotropolis efforts underway at the Memphis International Airport, will 

further increase the region’s logistical advantages.  The established economic base in 

DeSoto County reflects the Memphis Region’s historical strengths in transportation and 

logistics due to the confluence of infrastructure (river, rail, road, air) in a central 

location in the Mid-South.  Within this logistics based economy, many industry sectors 

require highly skilled employees.  The County should pursue opportunities to capture 

these types of high-quality businesses to increase the County’s employment base.   

Education is an essential cog in the County’s ability to attract a diversified and robust 

employment base.  Education levels in DeSoto County currently exceed those for 

Mississippi as a whole, yet they are below the U.S. average.  Most of the occupations in 

demand by emerging North Mississippi employers require education beyond the high 

school level.  There are 20 postsecondary education institutions within 50 miles of 

DeSoto County and the County itself has a high-performing K-12 public school system.  

Partnering with local educational institutions to prepare local populations for the types 

of jobs available will improve the earning potential for local residents and make the 

County more attractive to businesses looking to locate in the region.  

Finally, all of the advantages and opportunities discussed above position DeSoto 

County to become a leader in the Regional and Mississippi economic development 

efforts.  Currently, there are a number of agencies and chambers with economic 

development directives and targeted industries; however, not all of them are 

specifically targeted and focused on what DeSoto County can do in the Memphis 

Region and for the State of Mississippi.  The County should continue positioning itself 

to capitalize on its assets and as a strong voice in economic development activities.  

With all the potential that lies in the future of the County, this effort could establish 

benchmarks and new directions for larger efforts.  
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APPENDIX A: 

MISSISSIPPI CENSUS MAP, 2000 
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APPENDIX B: 

DEMOGRAPHIC PROFILE FOR US, MISSISSIPPI, 
DESOTO COUNTY, MS & SHELBY COUNTY, TN 

 



Total Total Total Total

Description USA % Mississppi % DeSoto County % Shelby County %

Population

        2015 Projection 321,675,005 3,002,378 186,831 6,594,523

        2010 Estimate 309,038,974 2,959,938 162,687 6,316,245

        2000 Census 281,421,906 2,844,658 107,199 5,689,283

        1990 Census 248,709,873 2,573,216 67,910 4,877,185

 

        Growth 2010-2015 4.09% 1.43% 14.84% 4.41%

        Growth 2000-2010 9.81% 4.05% 51.76% 11.02%

        Growth 1990-2000 13.15% 10.55% 57.85% 16.65%

 

2010 Est. Pop by Single Race Class 309,038,974 2,959,938 162,687 6,316,245

        White Alone 223,493,067 72.32 1,759,944 59.46 117,482 72.21 4,957,705 78.49

        Black or African American Alone 38,292,279 12.39 1,102,162 37.24 36,203 22.25 1,047,129 16.58

        Amer. Indian and Alaska Native Alone 2,892,875 0.94 14,581 0.49 651 0.40 19,614 0.31

        Asian Alone 13,589,995 4.40 24,057 0.81 1,986 1.22 83,303 1.32

        Native Hawaiian and Other Pac. Isl. Alone 472,946 0.15 829 0.03 81 0.05 2,790 0.04

        Some Other Race Alone 21,013,929 6.80 24,052 0.81 3,353 2.06 107,430 1.70

        Two or More Races 9,283,883 3.00 34,313 1.16 2,931 1.80 98,274 1.56

 

2010 Est. Population by Sex 309,038,974 2,959,938 162,687 6,316,245

        Male 152,401,520 49.31 1,437,195 48.55 80,470 49.46 3,082,477 48.80

        Female 156,637,454 50.69 1,522,743 51.45 82,217 50.54 3,233,768 51.20

Demographic Profile Comparison

Source: Claritas 2



Total Total Total Total

Description USA % Mississppi % DeSoto County % Shelby County %

Demographic Profile Comparison

 

2010 Est. Population by Age 309,038,974 2,959,938 162,687 6,316,245

        Age 0 - 4 21,325,566 6.90 222,592 7.52 12,717 7.82 423,051 6.70

        Age 5 - 9 20,432,517 6.61 210,262 7.10 13,303 8.18 411,634 6.52

        Age 10 - 14 20,238,234 6.55 205,765 6.95 12,955 7.96 407,404 6.45

        Age 15 - 17 12,986,580 4.20 128,947 4.36 7,535 4.63 248,410 3.93

        Age 18 - 20 13,235,896 4.28 142,212 4.80 6,259 3.85 255,138 4.04

        Age 21 - 24 16,772,012 5.43 169,772 5.74 8,228 5.06 314,937 4.99

        Age 25 - 34 41,191,523 13.33 385,938 13.04 23,383 14.37 843,114 13.35

        Age 35 - 44 42,170,028 13.65 375,023 12.67 23,423 14.40 869,869 13.77

        Age 45 - 54 44,548,066 14.42 403,129 13.62 21,750 13.37 914,811 14.48

        Age 55 - 64 35,459,583 11.47 331,811 11.21 16,587 10.20 765,463 12.12

        Age 65 - 74 21,580,358 6.98 207,485 7.01 10,156 6.24 482,453 7.64

        Age 75 - 84 13,167,556 4.26 122,798 4.15 4,858 2.99 269,575 4.27

        Age 85 and over 5,931,055 1.92 54,204 1.83 1,533 0.94 110,386 1.75

 

        Age 16 and over 242,681,142 78.53 2,278,684 76.98 121,105 74.44 4,991,126 79.02

        Age 18 and over 234,056,077 75.74 2,192,372 74.07 116,177 71.41 4,825,746 76.40

        Age 21 and over 220,820,181 71.45 2,050,160 69.26 109,918 67.56 4,570,608 72.36

        Age 65 and over 40,678,969 13.16 384,487 12.99 16,547 10.17 862,414 13.65

 

2010 Est. Median Age 36.98 35.39 33.70 37.92

 

2010 Est. Pop. Age 25+ by Edu. Attainment 204,048,169 1,880,388 101,690 4,255,671

        Less than 9th grade 13,058,518 6.40 138,934 7.39 3,911 3.85 290,609 6.83

        Some High School, no diploma 18,109,334 8.88 249,558 13.27 7,924 7.79 458,674 10.78

        High School Graduate (or GED) 59,184,106 29.00 576,382 30.65 31,954 31.42 1,408,573 33.10

        Some College, no degree 42,257,481 20.71 409,868 21.80 27,827 27.36 887,230 20.85

        Associate Degree 15,247,439 7.47 144,432 7.68 9,381 9.23 252,501 5.93

        Bachelor's Degree 35,553,709 17.42 236,225 12.56 14,228 13.99 623,267 14.65

        Master's Degree 14,355,422 7.04 86,926 4.62 4,545 4.47 226,872 5.33

        Professional School Degree 3,942,133 1.93 23,733 1.26 1,275 1.25 66,294 1.56

        Doctorate Degree 2,340,027 1.15 14,330 0.76 645 0.63 41,651 0.98

Source: Claritas 3



Total Total Total Total

Description USA % Mississppi % DeSoto County % Shelby County %

Demographic Profile Comparison

 

Households

        2015 Projection 120,947,177 1,137,438 69,566 2,646,095

        2010 Estimate 116,136,617 1,113,217 60,166 2,519,914

        2000 Census 105,480,101 1,046,434 38,792 2,232,905

        1990 Census 91,947,410 911,374 23,273 1,853,725

 

        Growth 2010-2015 4.14% 2.18% 15.62% 5.01%

        Growth 2000-2010 10.10% 6.38% 55.10% 12.85%

        Growth 1990-2000 14.72% 14.82% 66.68% 20.46%

 

2010 Est. Households by Household Type 116,136,617 1,113,217 60,166 2,519,914

        Family Households 79,298,160 68.28 796,719 71.57 46,826 77.83 1,751,590 69.51

        Nonfamily Households 36,838,457 31.72 316,498 28.43 13,340 22.17 768,324 30.49

 

 

2010 Est. HHs by HH Income 116,136,617 1,113,217 60,166 2,519,914

        Income Less than $15,000 14,054,103 12.10 224,667 20.18 4,698 7.81 392,990 15.60

        Income $15,000 - $24,999 11,818,043 10.18 150,274 13.50 4,619 7.68 303,838 12.06

        Income $25,000 - $34,999 12,262,660 10.56 138,261 12.42 5,431 9.03 309,975 12.30

        Income $35,000 - $49,999 17,397,307 14.98 179,308 16.11 9,926 16.50 417,533 16.57

        Income $50,000 - $74,999 22,683,566 19.53 197,099 17.71 14,233 23.66 489,371 19.42

        Income $75,000 - $99,999 14,536,895 12.52 103,365 9.29 10,070 16.74 262,720 10.43

        Income $100,000 - $124,999 9,019,575 7.77 55,634 5.00 6,123 10.18 148,275 5.88

        Income $125,000 - $149,999 5,075,576 4.37 25,475 2.29 2,243 3.73 73,315 2.91

        Income $150,000 - $199,999 4,545,299 3.91 18,081 1.62 1,383 2.30 55,326 2.20

        Income $200,000 - $499,999 3,875,867 3.34 17,685 1.59 1,248 2.07 54,914 2.18

        Income $500,000 and more 867,726 0.75 3,368 0.30 192 0.32 11,657 0.46

 

2010 Est. Median Household Income $52,795 $38,631 $59,501 $44,095

Source: Claritas 4



Total Total Total Total

Description USA % Mississppi % DeSoto County % Shelby County %

Demographic Profile Comparison

 

2010 Est. Civ Employed Pop 16+ by Occupation 146,063,511 1,254,340 81,738 3,011,970

        Architect/Engineer 2,835,737 1.94 17,444 1.39 1,255 1.54 48,173 1.60

        Arts/Entertain/Sports 2,728,179 1.87 13,706 1.09 856 1.05 48,265 1.60

        Building Grounds Maint 5,636,844 3.86 50,741 4.05 2,313 2.83 117,670 3.91

        Business/Financial Ops 6,395,567 4.38 36,030 2.87 3,189 3.90 111,293 3.70

        Community/Soc Svcs 2,337,123 1.60 18,764 1.50 722 0.88 50,312 1.67

        Computer/Mathematical 3,438,688 2.35 13,630 1.09 1,492 1.83 47,539 1.58

        Construction/Extraction 8,833,560 6.05 91,376 7.28 3,596 4.40 182,982 6.08

        Edu/Training/Library 8,451,241 5.79 77,128 6.15 4,925 6.03 159,727 5.30

        Farm/Fish/Forestry 1,007,703 0.69 12,567 1.00 98 0.12 14,560 0.48

        Food Prep/Serving 7,840,983 5.37 66,956 5.34 3,397 4.16 163,532 5.43

        Health Practitioner/Tec 7,445,369 5.10 73,299 5.84 3,852 4.71 180,614 6.00

        Healthcare Support 3,304,996 2.26 27,763 2.21 1,339 1.64 61,019 2.03

        Maintenance Repair 5,023,137 3.44 51,043 4.07 4,577 5.60 111,498 3.70

        Legal 1,651,016 1.13 10,220 0.81 739 0.90 26,359 0.88

        Life/Phys/Soc Science 1,354,972 0.93 7,886 0.63 359 0.44 19,697 0.65

        Management 14,037,627 9.61 101,729 8.11 8,748 10.70 261,905 8.70

        Office/Admin Support 20,760,906 14.21 171,511 13.67 12,885 15.76 430,840 14.30

        Production 9,485,894 6.49 113,828 9.07 4,289 5.25 267,382 8.88

        Protective Svcs 3,147,387 2.15 28,269 2.25 1,327 1.62 59,891 1.99

        Sales/Related 16,557,258 11.34 135,111 10.77 9,044 11.06 345,243 11.46

        Personal Care/Svc 4,835,210 3.31 39,556 3.15 3,290 4.03 86,041 2.86

        Transportation/Moving 8,954,114 6.13 95,783 7.64 9,446 11.56 217,428 7.22

 

2010 Est. Pop 16+ by Occupation Classification 146,063,511 1,254,340 81,738 3,011,970

        Blue Collar 32,296,705 22.11 352,030 28.06 21,908 26.80 779,290 25.87

        White Collar 87,993,683 60.24 676,458 53.93 48,066 58.80 1,729,967 57.44

        Service and Farm 25,773,123 17.65 225,852 18.01 11,764 14.39 502,713 16.69

 

2010 Est. Workers Age 16+, Transp. To Work 144,447,112 1,243,018 80,003 2,976,355

        Drove Alone 109,539,612 75.83 1,017,432 81.85 68,908 86.13 2,467,990 82.92

        Car Pooled 15,405,565 10.67 150,738 12.13 8,137 10.17 310,483 10.43

        Public Transportation 6,985,703 4.84 4,685 0.38 180 0.22 22,249 0.75

        Walked 4,060,088 2.81 22,028 1.77 472 0.59 41,615 1.40

        Bicycle 744,534 0.52 2,574 0.21 93 0.12 4,228 0.14

        Other Means 1,834,009 1.27 17,036 1.37 739 0.92 30,243 1.02

        Worked at Home 5,877,601 4.07 28,525 2.29 1,474 1.84 99,547 3.34

Source: Claritas 5



Total Total Total Total

Description USA % Mississppi % DeSoto County % Shelby County %

Demographic Profile Comparison

 

2010 Est. Workers Age 16+ by Travel Time to Work *

        Less than 15 Minutes 39,911,501 394,617 17,031 806,695

        15 - 29 Minutes 50,462,298 442,883 31,017 1,150,125

        30 - 44 Minutes 27,499,999 225,514 21,713 574,677

        45 - 59 Minutes 10,471,977 74,915 5,589 209,309

        60 or more Minutes 11,306,757 80,567 2,908 156,987

 

2010 Est. Avg Travel Time to Work in Minutes 26.83 25.24 26.60 25.48

 

2010 Est. Tenure of Occupied Housing Units 116,136,617 1,113,217 60,166 2,519,914

        Owner Occupied 77,609,497 66.83 784,008 70.43 46,605 77.46 1,762,077 69.93

        Renter Occupied 38,527,120 33.17 329,209 29.57 13,561 22.54 757,837 30.07

 

2010 Owner Occ. HUs: Avg. Length of Residence 16 17 11 15

 

2010 Renter Occ. HUs: Avg. Length of Residence 7 7 6 7

2010 Est. All Owner-Occupied Housing Values 77,609,497 784,008 46,605 1,762,077

        Value Less than $20,000 2,056,011 2.65 52,982 6.76 669 1.44 50,821 2.88

        Value $20,000 - $39,999 2,919,328 3.76 79,191 10.10 810 1.74 86,592 4.91

        Value $40,000 - $59,999 3,876,113 4.99 103,151 13.16 1,235 2.65 127,986 7.26

        Value $60,000 - $79,999 4,664,635 6.01 102,618 13.09 2,795 6.00 161,308 9.15

        Value $80,000 - $99,999 5,645,872 7.27 94,197 12.01 5,808 12.46 196,730 11.16

        Value $100,000 - $149,999 14,934,245 19.24 165,102 21.06 14,607 31.34 472,138 26.79

        Value $150,000 - $199,999 11,386,772 14.67 79,016 10.08 9,097 19.52 259,251 14.71

        Value $200,000 - $299,999 14,040,285 18.09 65,747 8.39 7,633 16.38 231,246 13.12

        Value $300,000 - $399,999 7,095,378 9.14 21,774 2.78 2,685 5.76 86,972 4.94

        Value $400,000 - $499,999 3,832,669 4.94 8,297 1.06 612 1.31 34,553 1.96

        Value $500,000 - $749,999 4,206,841 5.42 7,115 0.91 425 0.91 34,802 1.98

        Value $750,000 - $999,999 1,578,415 2.03 1,952 0.25 93 0.20 10,575 0.60

        Value $1,000,000 or more 1,372,933 1.77 2,866 0.37 136 0.29 9,103 0.52

 

2010 Est. Median All Owner-Occupied Housing Value $170,676 $91,478 $141,025 $127,280

Source: Claritas 6



Total Total Total Total

Description USA % Mississppi % DeSoto County % Shelby County %

Demographic Profile Comparison

 

2010 Est. Housing Units by Units in Structure 129,573,942 1,265,403 63,963 2,778,281

        1 Unit Attached 7,368,026 5.69 17,296 1.37 837 1.31 85,212 3.07

        1 Unit Detached 80,028,787 61.76 883,711 69.84 52,260 81.70 1,910,884 68.78

        2 Units 5,106,385 3.94 27,885 2.20 356 0.56 82,397 2.97

        3 or 4 Units 5,817,881 4.49 39,599 3.13 1,093 1.71 86,595 3.12

        5 to 19 Units 12,122,571 9.36 80,373 6.35 5,906 9.23 227,758 8.20

        20 to 49 Units 4,407,504 3.40 10,601 0.84 320 0.50 48,359 1.74

        50 or More Units 5,911,377 4.56 9,297 0.73 270 0.42 50,319 1.81

        Mobile Home or Trailer 8,708,220 6.72 193,773 15.31 2,921 4.57 285,249 10.27

        Boat, RV, Van, etc. 103,191 0.08 2,868 0.23 0 0.00 1,508 0.05

 

2010 Est. Housing Units by Year Structure Built 129,573,942 1,265,403 63,963 2,778,281

        Housing Unit Built 2000 or later 17,761,158 13.71 187,087 14.78 23,965 37.47 434,086 15.62

        Housing Unit Built 1990 to 1999 18,541,780 14.31 232,320 18.36 18,748 29.31 541,476 19.49

        Housing Unit Built 1980 to 1989 17,970,290 13.87 204,577 16.17 7,546 11.80 412,050 14.83

        Housing Unit Built 1970 to 1979 20,954,467 16.17 250,570 19.80 7,728 12.08 465,769 16.76

        Housing Unit Built 1960 to 1969 15,153,685 11.70 165,339 13.07 4,098 6.41 328,526 11.82

        Housing Unit Built 1950 to 1959 14,353,052 11.08 102,978 8.14 885 1.38 264,701 9.53

        Housing Unit Built 1940 to 1949 7,800,957 6.02 54,884 4.34 422 0.66 146,360 5.27

        Housing Unit Built 1939 or Earlier 17,038,553 13.15 67,648 5.35 571 0.89 185,313 6.67

2010 Est. Median Year Structure Built ** 1975 1980 1995 1980

Source: Claritas 7



 

 

 
 

APPENDIX C: 

DEMOGRAPHIC PROFILE FOR I-69/I-269 STUDY 
CORRIDOR 

 



Description Study Corridor %

Population

        2015 Projection 31,432

        2010 Estimate 26,998

        2000 Census 16,553

        1990 Census 11,222

 

        Growth 2010-2015 16.42%

        Growth 2000-2010 63.10%

        Growth 1990-2000 47.50%

 

2010 Est. Pop by Single Race Class 26,998

        White Alone 20,247 74.99

        Black or African American Alone 5,632 20.86

        Amer. Indian and Alaska Native Alone 65 0.24

        Asian Alone 329 1.22

        Native Hawaiian and Other Pac. Isl. Alone 12 0.04

        Some Other Race Alone 317 1.17

        Two or More Races 397 1.47

 

2010 Est. Pop Hisp or Latino by Origin 26,998

        Not Hispanic or Latino 25,903 95.94

        Hispanic or Latino: 1,095 4.06

            Mexican 923 84.29

            Puerto Rican 0 0.00

            Cuban 0 0.00

            All Other Hispanic or Latino 172 15.71

 

2010 Est. Hisp or Latino by Single Race Class 1,095

        White Alone 674 61.55

        Black or African American Alone 33 3.01

        American Indian and Alaska Native Alone 1 0.09

        Asian Alone 0 0.00

        Native Hawaiian and Other Pacific Islander Alone 3 0.27

        Some Other Race Alone 308 28.13

        Two or More Races 76 6.94

Demographic Profile

I-69/I-269 Study Corridor

Source: Claritas

8



Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Pop. Asian Alone Race by Cat 329

        Chinese, except Taiwanese 35 10.64

        Filipino 55 16.72

        Japanese 12 3.65

        Asian Indian 160 48.63

        Korean 35 10.64

        Vietnamese 9 2.74

        Cambodian 0 0.00

        Hmong 0 0.00

        Laotian 4 1.22

        Thai 2 0.61

        All Other Asian Races Including 2+ Category 17 5.17

 

2010 Est. Population by Ancestry 26,998

        Pop, Arab 21 0.08

        Pop, Czech 5 0.02

        Pop, Danish 5 0.02

        Pop, Dutch 208 0.77

        Pop, English 1,601 5.93

        Pop, French (except Basque) 245 0.91

        Pop, French Canadian 9 0.03

        Pop, German 1,198 4.44

        Pop, Greek 17 0.06

        Pop, Hungarian 1 0.00

        Pop, Irish 2,065 7.65

        Pop, Italian 526 1.95

        Pop, Lithuanian 17 0.06

        Pop, United States or American 3,352 12.42

        Pop, Norwegian 48 0.18

        Pop, Polish 160 0.59

        Pop, Portuguese 9 0.03

        Pop, Russian 17 0.06

        Pop, Scottish 569 2.11

        Pop, Scotch-Irish 485 1.80

        Pop, Slovak 4 0.01

        Pop, Subsaharan African 95 0.35

        Pop, Swedish 148 0.55

        Pop, Swiss 14 0.05

        Pop, Ukrainian 3 0.01

        Pop, Welsh 53 0.20

        Pop, West Indian (exc Hisp groups) 31 0.11

        Pop, Other ancestries 10,683 39.57

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

2010 Est. Population by Ancestry

        Pop, Ancestry Unclassified 5,410 20.04

 

2010 Est. Pop Age 5+ by Language Spoken At Home 25,008

        Speak Only English at Home 23,881 95.49

        Speak Asian/Pac. Isl. Lang. at Home 55 0.22

        Speak IndoEuropean Language at Home 228 0.91

        Speak Spanish at Home 841 3.36

        Speak Other Language at Home 3 0.01

 

2010 Est. Population by Sex 26,998

        Male 13,397 49.62

        Female 13,601 50.38

 

2010 Est. Population by Age 26,998

        Age 0 - 4 1,990 7.37

        Age 5 - 9 2,144 7.94

        Age 10 - 14 2,072 7.67

        Age 15 - 17 1,233 4.57

        Age 18 - 20 1,027 3.80

        Age 21 - 24 1,321 4.89

        Age 25 - 34 3,404 12.61

        Age 35 - 44 3,501 12.97

        Age 45 - 54 3,768 13.96

        Age 55 - 64 3,257 12.06

        Age 65 - 74 1,960 7.26

        Age 75 - 84 968 3.59

        Age 85 and over 354 1.31

 

        Age 16 and over 20,348 75.37

        Age 18 and over 19,560 72.45

        Age 21 and over 18,533 68.65

        Age 65 and over 3,282 12.16

 

2010 Est. Median Age 35.88

 

2010 Est. Average Age 36.60

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Male Population by Age 13,397

        Age 0 - 4 1,027 7.67

        Age 5 - 9 1,105 8.25

        Age 10 - 14 1,088 8.12

        Age 15 - 17 616 4.60

        Age 18 - 20 575 4.29

        Age 21 - 24 665 4.96

        Age 25 - 34 1,706 12.73

        Age 35 - 44 1,660 12.39

        Age 45 - 54 1,858 13.87

        Age 55 - 64 1,621 12.10

        Age 65 - 74 923 6.89

        Age 75 - 84 423 3.16

        Age 85 and over 131 0.98

 

2010 Est. Median Age, Male 34.51

 

2010 Est. Average Age, Male 35.70

 

2010 Est. Female Population by Age 13,601

        Age 0 - 4 962 7.07

        Age 5 - 9 1,039 7.64

        Age 10 - 14 984 7.23

        Age 15 - 17 617 4.54

        Age 18 - 20 452 3.32

        Age 21 - 24 656 4.82

        Age 25 - 34 1,698 12.48

        Age 35 - 44 1,841 13.54

        Age 45 - 54 1,910 14.04

        Age 55 - 64 1,636 12.03

        Age 65 - 74 1,037 7.62

        Age 75 - 84 546 4.01

        Age 85 and over 223 1.64

 

2010 Est. Median Age, Female 37.13

 

2010 Est. Average Age, Female 37.50

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Pop Age 15+ by Marital Status 20,793

        Total, Never Married 4,775 22.96

            Males, Never Married 2,430 11.69

            Females, Never Married 2,346 11.28

        Married, Spouse present 11,878 57.12

        Married, Spouse absent 814 3.91

        Widowed 1,220 5.87

            Males Widowed 266 1.28

            Females Widowed 954 4.59

        Divorced 2,105 10.12

            Males Divorced 1,002 4.82

            Females Divorced 1,103 5.30

 

2010 Est. Pop. Age 25+ by Edu. Attainment 17,212

        Less than 9th grade 857 4.98

        Some High School, no diploma 1,460 8.48

        High School Graduate (or GED) 5,306 30.83

        Some College, no degree 4,366 25.37

        Associate Degree 1,609 9.35

        Bachelor's Degree 2,331 13.54

        Master's Degree 908 5.28

        Professional School Degree 217 1.26

        Doctorate Degree 158 0.92

 

2010 Est Pop Age 25+ by Edu. Attain, Hisp. or Lat 493

        Less than 9th grade 145 29.41

        Some High School, no diploma 82 16.63

        High School Graduate (or GED) 117 23.73

        Some College, no degree 70 14.20

        Associate Degree 43 8.72

        Bachelor's Degree 34 6.90

        Graduate or Professional Degree 2 0.41

 

Households

        2015 Projection 11,560

        2010 Estimate 9,888

        2000 Census 5,964

        1990 Census 3,918

 

        Growth 2010-2015 16.91%

        Growth 2000-2010 65.79%

        Growth 1990-2000 52.22%

 

2010 Est. Households by Household Type 9,888

        Family Households 7,924 80.14

        Nonfamily Households 1,964 19.86

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Group Quarters Population 133

 

2010 HHs by Ethnicity, Hispanic/Latino 263 2.66

 

2010 Est. HHs by HH Income 9,888

        Income Less than $15,000 823 8.32

        Income $15,000 - $24,999 764 7.73

        Income $25,000 - $34,999 709 7.17

        Income $35,000 - $49,999 1,387 14.03

        Income $50,000 - $74,999 2,116 21.40

        Income $75,000 - $99,999 1,791 18.11

        Income $100,000 - $124,999 1,092 11.04

        Income $125,000 - $149,999 502 5.08

        Income $150,000 - $199,999 388 3.92

        Income $200,000 - $499,999 283 2.86

        Income $500,000 and more 33 0.33

 

2010 Est. Average Household Income $76,164

 

2010 Est. Median Household Income $64,897

 

2010 Est. Per Capita Income $27,952

 

2010 Median HH Inc by Single Race Class. or Ethn

        White Alone 70,578

        Black or African American Alone 33,401

        American Indian and Alaska Native Alone 40,625

        Asian Alone 70,833

        Native Hawaiian and Other Pacific Islander Alone 87,500

        Some Other Race Alone 63,636

        Two or More Races 68,750

 

        Hispanic or Latino 49,609

        Not Hispanic or Latino 65,123

 

2010 Est. Family HH Type, Presence Own Children 7,924

        Married-Couple Family, own children 2,745 34.64

        Married-Couple Family, no own children 3,531 44.56

        Male Householder, own children 221 2.79

        Male Householder, no own children 219 2.76

        Female Householder, own children 759 9.58

        Female Householder, no own children 448 5.65

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Households by Household Size 9,888

        1-person household 1,740 17.60

        2-person household 3,517 35.57

        3-person household 1,942 19.64

        4-person household 1,699 17.18

        5-person household 663 6.71

        6-person household 221 2.24

        7 or more person household 106 1.07

 

2010 Est. Average Household Size 2.72

 

2010 Est. Households by Presence of People 9,888

Households with 1 or more People under Age 18: 4,076 41.22

        Married-Couple Family 2,875 70.53

        Other Family, Male Householder 278 6.82

        Other Family, Female Householder 907 22.25

        Nonfamily, Male Householder 16 0.39

        Nonfamily, Female Householder 0 0.00

 

Households no People under Age 18: 5,812 58.78

        Married-Couple Family 3,189 54.87

        Other Family, Male Householder 146 2.51

        Other Family, Female Householder 272 4.68

        Nonfamily, Male Householder 1,048 18.03

        Nonfamily, Female Householder 1,156 19.89

 

2010 Est. Households by Number of Vehicles 9,888

        No Vehicles 292 2.95

        1 Vehicle 2,543 25.72

        2 Vehicles 4,038 40.84

        3 Vehicles 2,054 20.77

        4 Vehicles 783 7.92

        5 or more Vehicles 178 1.80

 

2010 Est. Average Number of Vehicles 2.12

 

Family Households

        2015 Projection 9,264

        2010 Estimate 7,924

        2000 Census 4,767

        1990 Census 3,203

 

        Growth 2010-2015 16.91%

        Growth 2000-2010 66.23%

        Growth 1990-2000 48.83%

Source: Claritas

14



Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Families by Poverty Status 7,924

        2010 Families at or Above Poverty 7,028 88.69

        2010 Families at or Above Poverty with Children 3,481 43.93

 

        2010 Families Below Poverty 895 11.29

        2010 Families Below Poverty with Children 704 8.88

2010 Est. Pop Age 16+ by Employment Status 20,348

        In Armed Forces 110 0.54

        Civilian - Employed 13,377 65.74

        Civilian - Unemployed 754 3.71

        Not in Labor Force 6,107 30.01

 

2010 Est. Civ Employed Pop 16+ Class of Worker 13,136

        For-Profit Private Workers 9,814 74.71

        Non-Profit Private Workers 738 5.62

        Local Government Workers 963 7.33

        State Government Workers 421 3.20

        Federal Government Workers 265 2.02

        Self-Emp Workers 931 7.09

        Unpaid Family Workers 4 0.03

 

2010 Est. Civ Employed Pop 16+ by Occupation 13,136

        Architect/Engineer 240 1.83

        Arts/Entertain/Sports 122 0.93

        Building Grounds Maint 314 2.39

        Business/Financial Ops 527 4.01

        Community/Soc Svcs 142 1.08

        Computer/Mathematical 235 1.79

        Construction/Extraction 612 4.66

        Edu/Training/Library 895 6.81

        Farm/Fish/Forestry 17 0.13

        Food Prep/Serving 428 3.26

        Health Practitioner/Tec 672 5.12

        Healthcare Support 157 1.20

        Maintenance Repair 802 6.11

        Legal 214 1.63

        Life/Phys/Soc Science 43 0.33

        Management 1,537 11.70

        Office/Admin Support 1,972 15.01

        Production 726 5.53

        Protective Svcs 215 1.64

        Sales/Related 1,194 9.09

        Personal Care/Svc 476 3.62

        Transportation/Moving 1,597 12.16

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

2010 Est. Pop 16+ by Occupation Classification 13,136

        Blue Collar 3,738 28.46

        White Collar 7,792 59.32

        Service and Farm 1,607 12.23

 

2010 Est. Workers Age 16+, Transp. To Work 12,844

        Drove Alone 10,873 84.65

        Car Pooled 1,346 10.48

        Public Transportation 48 0.37

        Walked 131 1.02

        Bicycle 3 0.02

        Other Means 139 1.08

        Worked at Home 304 2.37

 

2010 Est. Workers Age 16+ by Travel Time to Work *

        Less than 15 Minutes 2,205

        15 - 29 Minutes 4,614

        30 - 44 Minutes 3,857

        45 - 59 Minutes 1,280

        60 or more Minutes 527

 

2010 Est. Avg Travel Time to Work in Minutes 28.59

 

2010 Est. Tenure of Occupied Housing Units 9,888

        Owner Occupied 8,464 85.60

        Renter Occupied 1,424 14.40

 

2010 Owner Occ. HUs: Avg. Length of Residence 11

 

2010 Renter Occ. HUs: Avg. Length of Residence 6

 

2010 Est. All Owner-Occupied Housing Values 8,464

        Value Less than $20,000 235 2.78

        Value $20,000 - $39,999 319 3.77

        Value $40,000 - $59,999 267 3.15

        Value $60,000 - $79,999 250 2.95

        Value $80,000 - $99,999 570 6.73

        Value $100,000 - $149,999 2,061 24.35

        Value $150,000 - $199,999 1,817 21.47

        Value $200,000 - $299,999 2,007 23.71

        Value $300,000 - $399,999 590 6.97

        Value $400,000 - $499,999 149 1.76

        Value $500,000 - $749,999 125 1.48

        Value $750,000 - $999,999 28 0.33

        Value $1,000,000 or more 47 0.56

Source: Claritas
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Description Study Corridor %

Demographic Profile

I-69/I-269 Study Corridor

 

2010 Est. Median All Owner-Occupied Housing Value $164,604

 

2010 Est. Housing Units by Units in Structure 10,591

        1 Unit Attached 127 1.20

        1 Unit Detached 9,020 85.17

        2 Units 26 0.25

        3 or 4 Units 53 0.50

        5 to 19 Units 348 3.29

        20 to 49 Units 12 0.11

        50 or More Units 5 0.05

        Mobile Home or Trailer 1,001 9.45

        Boat, RV, Van, etc. 0 0.00

 

2010 Est. Housing Units by Year Structure Built 10,591

        Housing Unit Built 2000 or later 4,452 42.04

        Housing Unit Built 1990 to 1999 2,612 24.66

        Housing Unit Built 1980 to 1989 1,256 11.86

        Housing Unit Built 1970 to 1979 1,118 10.56

        Housing Unit Built 1960 to 1969 548 5.17

        Housing Unit Built 1950 to 1959 280 2.64

        Housing Unit Built 1940 to 1949 126 1.19

        Housing Unit Built 1939 or Earlier 200 1.89

2010 Est. Median Year Structure Built ** 1996

Source: Claritas
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APPENDIX D: 

POPULATION PROJECTIONS 
MISSISSIPPI, DESOTO COUNTY, MS,  

SHELBY COUNTY, TN & MEMPHIS MSA 
 

 



2010 Census 2015
% Change                 

2010-2015 2020
% Change                 

2015-2020 2025
% Change                 

2020-2025

Mississippi 2,967,297        3,090,895       4.2% 3,160,850       2.3% 3,218,871       1.8%

DeSoto County 161,252           196,459          21.8% 219,151          11.6% 240,491          9.7%

Shelby County,TN 927,644           887,968          -4.3% 875,972          -1.4% 892,254          1.9%

Memphis MSA 1,316,100        1,329,379       1.0% 1,353,457       1.8% 1,401,079       3.5%

     Shelby 927,644           887,968          -4.3% 875,972          -1.4% 892,254          1.9%

     Tipton 61,081             62,837            2.9% 66,124            5.2% 71,161            7.6%

     Fayette 38,413             47,925            24.8% 54,051            12.8% 54,901            1.6%

     DeSoto 161,252           196,459          21.8% 219,151          11.6% 240,491          9.7%

     Tunica 10,778             11,864            10.1% 12,453            5.0% 12,902            3.6%

     Tate 28,886             28,595            -1.0% 29,699            3.9% 30,922            4.1%

     Marshall 37,144             37,691            1.5% 38,390            1.9% 38,987            1.6%

     Crittenden, AR 50,902             56,040            10.1% 57,617            2.8% 59,461            3.2%

Population Projections

Source: University of Tennessee, University of Mississippi, University of Arkansas 18



 

 

 
 

APPENDIX E: 
 

HOUSING STARTS 
 

 



Total SFD

 Total Constuction 

Cost  Avg Cost Per Unit 

2010 456 61,090,949$          133,971$           

2009 506 65,950,213$          130,336$           

2008 614 82,108,314$          133,727$           

2007 1665 219,047,174$       131,560$           

2006 2529 323,728,335$       128,006$           

2005 2806 336,024,413$       119,752$           

2004 2234 258,512,559$       115,717$           

2003 2384 262,795,919$       110,233$           

2002 2195 237,369,321$       108,141$           

2001 1827 188,271,454$       103,050$           

2000 1611 149,022,482$       92,503$             

1999 2262 185,838,856$       82,157$             

1998 2156 154,734,128$       71,769$             

1997 1725 147,341,969$       85,416$             

1996 1892 136,525,991$       72,160$             

Source: U.S. Census Bureau 

DeSoto County, MS Housing Starts
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APPENDIX F: 
 

RETAIL OPPORTUNITY GAP / SURPLUS 
 

 



2010 Demand 2010 Supply Opportunity 

(Consumer Expenditures) (Retail Sales) Gap/Surplus

Total Retail Sales Incl Eating and Drinking Places 403,214,752 192,391,894 210,822,858

 

Motor Vehicle and Parts Dealers-441 71,454,141 6,541,352 64,912,789

        Automotive Dealers-4411 58,538,208 1,460,273 57,077,935

        Other Motor Vehicle Dealers-4412 7,259,406 2,272,893 4,986,513

        Automotive Parts/Accsrs, Tire Stores-4413 5,656,527 2,808,186 2,848,341

 

Furniture and Home Furnishings Stores-442 8,771,439 2,485,974 6,285,465

        Furniture Stores-4421 4,778,398 2,720 4,775,678

        Home Furnishing Stores-4422 3,993,041 2,483,254 1,509,787

 

Electronics and Appliance Stores-443 9,393,371 3,764,610 5,628,761

        Appliances, TVs, Electronics Stores-44311 7,098,713 3,326,513 3,772,200

            Household Appliances Stores-443111 1,637,456 199,960 1,437,496

            Radio, Television, Electronics Stores-443112 5,461,256 3,126,553 2,334,703

        Computer and Software Stores-44312 1,843,635 438,097 1,405,538

        Camera and Photographic Equipment Stores-44313 451,024 0 451,024

 

Building Material, Garden Equip Stores -444 42,251,893 24,356,101 17,895,792

        Building Material and Supply Dealers-4441 38,358,631 21,811,121 16,547,510

            Home Centers-44411 16,560,340 413,231 16,147,109

            Paint and Wallpaper Stores-44412 874,871 605,847 269,024

            Hardware Stores-44413 3,659,132 1,105,598 2,553,534

            Other Building Materials Dealers-44419 17,264,288 19,686,446 (2,422,158)

               Building Materials, Lumberyards-444191 6,516,831 7,701,634 (1,184,803)

        Lawn, Garden Equipment, Supplies Stores-4442 3,893,262 2,544,980 1,348,282

            Outdoor Power Equipment Stores-44421 819,924 0 819,924

            Nursery and Garden Centers-44422 3,073,338 2,544,980 528,358

 

Food and Beverage Stores-445 52,182,416 14,569,927 37,612,489

        Grocery Stores-4451 47,174,100 13,702,496 33,471,604

            Supermarkets, Grocery (Ex Conv) Stores-44511 44,791,066 13,568,609 31,222,457

            Convenience Stores-44512 2,383,034 133,888 2,249,146

        Specialty Food Stores-4452 1,580,047 58,597 1,521,450

        Beer, Wine and Liquor Stores-4453 3,428,269 808,834 2,619,435

 

Health and Personal Care Stores-446 24,315,807 6,854,143 17,461,664

        Pharmancies and Drug Stores-44611 21,087,762 6,432,828 14,654,934

        Cosmetics, Beauty Supplies, Perfume Stores-44612 870,564 149,218 721,346

        Optical Goods Stores-44613 819,519 237,688 581,831

        Other Health and Personal Care Stores-44619 1,537,962 34,409 1,503,553

 

Gasoline Stations-447 34,528,990 64,896,981 (30,367,991)

        Gasoline Stations With Conv Stores-44711 25,743,212 51,280,302 (25,537,090)

        Other Gasoline Stations-44719 8,785,778 13,616,679 (4,830,901)

Retail Opportunity Gap/Surplus
DeSoto County, MS

Source: Claritas 20



2010 Demand 2010 Supply Opportunity 

(Consumer Expenditures) (Retail Sales) Gap/Surplus

Retail Opportunity Gap/Surplus
DeSoto County, MS

 

Clothing and Clothing Accessories Stores-448 19,134,603 6,007,128 13,127,475

        Clothing Stores-4481 13,736,097 2,250,073 11,486,024

            Men's Clothing Stores-44811 837,275 0 837,275

            Women's Clothing Stores-44812 3,350,569 697,824 2,652,745

            Childrens, Infants Clothing Stores-44813 849,126 306,852 542,274

            Family Clothing Stores-44814 7,454,534 618,116 6,836,418

            Clothing Accessories Stores-44815 327,080 480,256 (153,176)

            Other Clothing Stores-44819 917,513 147,025 770,488

        Shoe Stores-4482 2,614,647 3,757,056 (1,142,409)

        Jewelry, Luggage, Leather Goods Stores-4483 2,783,858 0 2,783,858

            Jewelry Stores-44831 2,569,436 0 2,569,436

            Luggage and Leather Goods Stores-44832 214,423 0 214,423

 

Sporting Goods, Hobby, Book, Music Stores-451 7,995,926 2,938,700 5,057,226

        Sportng Goods, Hobby, Musical Inst Stores-4511 5,752,214 2,684,551 3,067,663

            Sporting Goods Stores-45111 2,970,323 2,502,827 467,496

            Hobby, Toys and Games Stores-45112 1,842,674 121,053 1,721,621

            Sew/Needlework/Piece Goods Stores-45113 407,294 0 407,294

            Musical Instrument and Supplies Stores-45114 531,923 60,671 471,252

        Book, Periodical and Music Stores-4512 2,243,713 254,149 1,989,564

            Book Stores and News Dealers-45121 1,480,596 2,416 1,478,180

               Book Stores-451211 1,396,643 2,416 1,394,227

               News Dealers and Newsstands-451212 83,953 0 83,953

            Prerecorded Tapes, CDs, Record Stores-45122 763,116 251,733 511,383

 

General Merchandise Stores-452 54,610,127 34,577,691 20,032,436

        Department Stores Excl Leased Depts-4521 26,798,202 7,690,355 19,107,847

        Other General Merchandise Stores-4529 27,811,924 26,887,336 924,588

Miscellaneous Store Retailers-453 10,896,144 2,438,075 8,458,069

        Florists-4531 796,383 811,880 (15,497)

        Office Supplies, Stationery, Gift Stores-4532 4,131,507 889,853 3,241,654

            Office Supplies and Stationery Stores-45321 2,343,480 48,397 2,295,083

            Gift, Novelty and Souvenir Stores-45322 1,788,027 841,455 946,572

        Used Merchandise Stores-4533 873,860 181,662 692,198

        Other Miscellaneous Store Retailers-4539 5,094,393 554,682 4,539,711

Non-Store Retailers-454 28,114,006 1,851,663 26,262,343

Foodservice and Drinking Places-722 39,565,891 21,109,545 18,456,346

        Full-Service Restaurants-7221 17,759,866 7,936,537 9,823,329

        Limited-Service Eating Places-7222 16,619,832 12,852,640 3,767,192

        Special Foodservices-7223 3,265,004 50,973 3,214,031

        Drinking Places -Alcoholic Beverages-7224 1,921,189 269,395 1,651,794

 

GAFO * 104,036,973 50,663,957 53,373,016

        General Merchandise Stores-452 54,610,127 34,577,691 20,032,436

        Clothing and Clothing Accessories Stores-448 19,134,603 6,007,128 13,127,475

        Furniture and Home Furnishings Stores-442 8,771,439 2,485,974 6,285,465

        Electronics and Appliance Stores-443 9,393,371 3,764,610 5,628,761

        Sporting Goods, Hobby, Book, Music Stores-451 7,995,926 2,938,700 5,057,226

        Office Supplies, Stationery, Gift Stores-4532 4,131,507 889,853 3,241,654

Source: Claritas 21



 

 

 
 

APPENDIX G: 
 

DESOTO COUNTY SCHOOLS ENROLLMENT 
PROFILE 

 

 



Name  Total  Male  Female 

 Asian/Pacific 

Islander  Hispanic  Black  White 

CENTER HILL ELEMENTARY SCHOOL, MS 1,318           690               628               16                     88                 342               872               

CENTER HILL HIGH SCHOOL, MS 2,272           1,162           1,110           34                     112               762               1,362           

CHICKASAW ELEMENTARY SCHOOL, MS 1,032           536               496               10                     68                 280               672               

DESOTO CENTRAL ELEMENTARY SCHOOL, MS 2,730           1,440           1,290           98                     70                 428               2,134           

DESOTO CENTRAL HIGH SCHOOL, MS 2,730           1,400           1,330           64                     72                 612               1,978           

DESOTO CENTRAL MIDDLE SCHOOL, MS 2,362           1,214           1,148           58                     56                 522               1,720           

DESOTO CO VOC COMPLEX, MS -                -                -                -                   -                -                -                

DESOTO COUNTY ALTERNATIVE CENTER, MS -                -                -                -                   -                -                -                

GREENBROOK ELEMENTARY SCHOOL, MS 1,208           664               544               32                     60                 244               872               

HERNANDO ELEM, MS 1,152           618               534               8                       60                 178               904               

HERNANDO HIGH SCHOOL, MS 1,986           998               988               16                     52                 380               1,536           

HERNANDO HILLS ELEMENTARY, MS 1,142           620               522               16                     58                 156               910               

HERNANDO MIDDLE SCHOOL, MS 1,576           788               788               10                     48                 238               1,280           

HOPE SULLIVAN ELEMENTARY SCHOOL, MS 1,260           664               596               10                     134               386               728               

HORN LAKE ELEM, MS 1,262           634               628               8                       134               494               622               

HORN LAKE HIGH, MS 3,158           1,558           1,600           42                     216               1,462           1,434           

HORN LAKE INTERMEDIATE SCHOOL, MS 2,368           1,234           1,134           16                     176               1,150           1,024           

HORN LAKE MIDDLE SCHOOL, MS 2,216           1,150           1,066           32                     158               1,064           960               

LAKE CORMORANT ELEMENTARY, MS 1,684           920               764               10                     94                 424               1,148           

LAKE CORMORANT MIDDLE, MS 1,818           934               884               14                     104               590               1,102           

LEWISBURG ELEMENTARY SCHOOL, MS 2,124           1,076           1,048           14                     58                 194               1,858           

LEWISBURG HIGH SCHOOL, MS 2,238           1,160           1,078           16                     48                 244               1,928           

OAK GROVE CENTRAL ELEMENTARY, MS 1,118           562               556               2                       52                 178               884               

OLIVE BRANCH ELEM, MS 1,200           632               568               24                     82                 288               804               

OLIVE BRANCH HIGH SCHOOL, MS 2,338           1,184           1,154           12                     124               746               1,454           

OLIVE BRANCH INTERMEDIATE SCHOOL, MS 1,116           558               558               18                     66                 306               726               

OLIVE BRANCH MIDDLE, MS 1,718           856               862               18                     110               554               1,034           

OVERPARK ELEMENTARY, MS 1,726           924               802               22                     114               480               1,108           

DeSoto County Schools Enrollment, 2008-2009

Source: National Center for Education Statistics
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Name  Total  Male  Female 

 Asian/Pacific 

Islander  Hispanic  Black  White 

DeSoto County Schools Enrollment, 2008-2009

PLEASANT HILL ELEMENTARY, MS 1,812           990               822               38                     34                 422               1,312           

SHADOW OAKS ELEMENTARY SCHOOL, MS 1,070           556               514               10                     108               558               390               

SOUTHAVEN ELEMENTARY, MS 1,396           738               658               12                     178               600               604               

SOUTHAVEN HIGH SCHOOL, MS 3,180           1,604           1,576           54                     172               1,060           1,890           

SOUTHAVEN INTERMEDIATE SCHOOL, MS 2,502           1,248           1,254           48                     150               800               1,504           

SOUTHAVEN MIDDLE SCHOOL, MS 2,894           1,444           1,450           48                     172               1,008           1,654           

WALLS ELEMENTARY SCHOOL, MS 1,526           822               704               20                     186               580               740               

DISTRIC TOTAL 61,232         31,578         29,654         850                  3,414           17,730         39,148         

STATE TOTAL 983,848       501,666       482,182       8,858               21,038         496,594       455,460       

Source: National Center for Education Statistics
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APPENDIX H: 
 

DESOTO COUNTY SCHOOLS GRADUATION, 
COMPLETION AND DROPOUT RATES 

 

 



Mississippi DeSoto County 
Total Students 43,472.00                     2,706.65                       
Total Graduates 24,393.00                     1,514.00                       
4-Year Graduation Rate 71.60                             84.50                             
Total Completers 26,994.00                     1,643.89                       
4-Year Completion Rate 79.30                             91.70                             
Total Dropouts 5,705.00                       89.98                             
4-Year Dropout Rate 16.80                             5.00                               

Female Students 21,540.00                     1,300.55                       
Total Graduates 13,344.00                     789.52                           
4-Year Graduation Rate 77.70                             89.50                             
Total Completers 14,311.00                     833.29                           
4-Year Completion Rate 83.40                             94.50                             
Total Dropouts 2,399.00                       36.83                             
4-Year Dropout Rate 14.00                             4.20                               

Male Students 21,932.00                     1,406.10                       
Total Graduates 11,049.00                     724.48                           
4-Year Graduation Rate 65.40                             79.60                             
Total Completers 12,683.00                     810.60                           
4-Year Completion Rate 75.10                             89.00                             
Total Dropouts 3,306.00                       53.15                             
4-Year Dropout Rate 19.60                             5.80                               

Asian Students 459.00                           30.44                             
Total Graduates 234.00                           13.00                             
4-Year Graduation Rate 88.30                             81.30                             
Total Completers 239.00                           14.00                             
4-Year Completion Rate 90.20                             87.50                             
Total Dropouts 18.00                             1.00                               
4-Year Dropout Rate 6.80                               6.30                               

Black Students 21,627.00                     795.99                           
Total Graduates 11,587.00                     396.12                           
4-Year Graduation Rate 65.60                             77.30                             
Total Completers 13,191.00                     452.65                           
4-Year Completion Rate 74.70                             88.40                             
Total Dropouts 3,440.00                       32.42                             
4-Year Dropout Rate 19.50                             6.30                               

Hispanic Students 727.00                           137.01                           
Total Graduates 302.00                           66.39                             
4-Year Graduation Rate 72.60                             83.60                             
Total Completers 322.00                           69.39                             
4-Year Completion Rate 77.40                             87.40                             
Total Dropouts 75.00                             4.00                               
4-Year Dropout Rate 18.00                             5.00                               

Graduation, Completion and Dropout Rates, 2010

Source: MS Department of Education 24



Mississippi DeSoto County 

Graduation, Completion and Dropout Rates, 2010

Native American Students 116.00                           3.00                               
Total Graduates 37.00                               
4-Year Graduation Rate 61.70                               
Total Completers 40.00                               
4-Year Completion Rate 66.70                               
Total Dropouts 15.00                               
4-Year Dropout Rate 25.00                               

White Students 20,541.00                     1,740.21                       
Total Graduates 12,231.00                     1,036.49                       
4-Year Graduation Rate 78.20                             87.60                             
Total Completers 13,200.00                     1,105.85                       
4-Year Completion Rate 84.30                             93.50                             
Total Dropouts 2,157.00                       52.56                             
4-Year Dropout Rate 13.80                             4.40                               

Black Female Students 10,895.00                     381.35                           
Total Graduates 6,715.00                       209.38                           
4-Year Graduation Rate 73.30                             83.30                             
Total Completers 7,343.00                       232.79                           
4-Year Completion Rate 80.20                             92.60                             
Total Dropouts 1,438.00                       15.03                             
4-Year Dropout Rate 15.70                             6.00                               

White Female Students 10,016.00                     841.33                           
Total Graduates 6,338.00                       542.90                           
4-Year Graduation Rate 82.80                             92.30                             
Total Completers 6,671.00                       562.25                           
4-Year Completion Rate 87.20                             95.60                             
Total Dropouts 912.00                           19.79                             
4-Year Dropout Rate 11.90                             3.40                               

Black Male Students 10,732.00                     414.64                           
Total Graduates 4,872.00                       186.75                           
4-Year Graduation Rate 57.30                             71.60                             
Total Completers 5,848.00                       219.86                           
4-Year Completion Rate 68.80                             84.30                             
Total Dropouts 2,002.00                       17.39                             
4-Year Dropout Rate 23.50                             6.70                               

White Male Students 10,525.00                     898.88                           
Total Graduates 5,893.00                       493.59                           
4-Year Graduation Rate 73.70                             83.00                             
Total Completers 6,529.00                       543.60                           
4-Year Completion Rate 81.60                             91.40                             
Total Dropouts 1,245.00                       32.77                             
4-Year Dropout Rate 15.60                             5.50                               

Source: MS Department of Education 25



Mississippi DeSoto County 

Graduation, Completion and Dropout Rates, 2010

IEP* Students 5,021.00                       254.99                           
Total Graduates 740.00                           55.19                             
4-Year Graduation Rate 19.30                             38.80                             
Total Completers 2,236.00                       106.42                           
4-Year Completion Rate 58.30                             74.70                             
Total Dropouts 923.00                           8.95                               
4-Year Dropout Rate 24.10                             6.30                               

LEP** Students 224.00                           35.00                             
Total Graduates 86.00                             14.00                             
4-Year Graduation Rate 69.40                             77.80                             
Total Completers 94.00                             15.00                             
4-Year Completion Rate 75.80                             83.30                             
Total Dropouts 19.00                             1.00                               
4-Year Dropout Rate 15.30                             5.60                               

ED Students*** 20,125.00                     564.15                           
Total Graduates 10,281.00                     263.75                           
4-Year Graduation Rate 61.90                             70.10                             
Total Completers 12,064.00                     314.67                           
4-Year Completion Rate 72.70                             83.60                             
Total Dropouts 3,487.00                       32.91                             
4-Year Dropout Rate 21.00                             8.70                               

* Students who were classified as students with disabilities under IDEA in last 

known month of enrollment

**Students who were classified as Limited English Proficient during any of the 

four years 

***Students who were classified as Economically Disadvantaged in last known 

month of enrollment

Source: MS Department of Education 26



 

 

 
 

APPENDIX I: 
 

EDUCATIONAL ATTAINMENT 
US, MISSISSIPPI, DESOTO COUNTY, MS & SHELBY COUNTY, TN 
 

 



        Total 204,048,169 % 1,880,388 % 101,690 % 4,255,671 %

        Less than 9th grade 13,058,518 6.40 138,934 7.39 3,911 3.85 290,609 6.83

        Some High School, no diploma 18,109,334 8.88 249,558 13.27 7,924 7.79 458,674 10.78

        High School Graduate (or GED) 59,184,106 29.00 576,382 30.65 31,954 31.42 1,408,573 33.10

        Some College, no degree 42,257,481 20.71 409,868 21.80 27,827 27.36 887,230 20.85

        Associate Degree 15,247,439 7.47 144,432 7.68 9,381 9.23 252,501 5.93

        Bachelor's Degree 35,553,709 17.42 236,225 12.56 14,228 13.99 623,267 14.65

        Master's Degree 14,355,422 7.04 86,926 4.62 4,545 4.47 226,872 5.33

        Professional School Degree 3,942,133 1.93 23,733 1.26 1,275 1.25 66,294 1.56

        Doctorate Degree 2,340,027 1.15 14,330 0.76 645 0.63 41,651 0.98

Educational Attainment by Geography
US Mississippi DeSoto Co., MS Shelby Co., TN

Source: Claritas 27



 

 

 
 

APPENDIX J: 
 

DISTRIBUTION OF LABOR 
US, MISSISSIPPI, DESOTO COUNTY, MS & SHELBY COUNTY, TN 
 

 



US % Mississippi %

DeSoto Co., 

MS %

Shelby Co., 

TN %

Total All Industries
130,647,600 % 1,054,444 43,469 472,982

Natural Resources & Mining
1,065,780 0.82% 18,592 1.76% 0.00% 324 0.07%

Construction
6,497,870 4.97% 54,856 5.20% 1,929 4.44% 16,516 3.49%

Manufacturing
12,444,560 9.53% 141,340 13.40% 4,276 9.84% 35,666 7.54%

Utilities
558,640 0.43% 8,989 0.85% 0.00% 31 0.01%

Wholesale Trade
5,734,040 4.39% 34,795 3.30% 2,714 6.24% 27,358 5.78%

Retail Trade
14,974,830 11.46% 133,454 12.66% 7,032 16.18% 51,461 10.88%

Transportation & 

Warehousing
5,085,590 3.89% 38,335 3.64% 4,361 10.03% 52,689 11.14%

Information
2,876,820 2.20% 14,273 1.35% 0.00% 6,041 1.28%

Financial Activities
5,706,700 4.37% 33,141 3.14% 924 2.13% 24,964 5.28%

Professional & Business 

Services
19,076,710 14.60% 203,318 19.28% 3,128 7.20% 67,224 14.21%

Education & Health Services
29,662,860 22.70% 273,010 25.89% 4,720 10.86% 65,173 13.78%

Leisure & Hospitality
13,211,120 10.11% 123,084 11.67% 6,757 15.54% 45,130 9.54%

Other Services
3,823,970 2.93% 22,558 2.14% 815 1.87% 13,684 2.89%

Distribution of Labor, 2009

US Bureau of Labor Statistics, MS Department of Employment Security and TN Department of Labor and Workforce Development 28
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Workplace County Count

Shelby Co. TN 27,938       

DeSoto Co. MS 18,913       

Tunica Co. MS 3,821         

Tate Co. MS 460            

Marshall Co. MS 396            

Crittenden Co. AR 222            

Panola Co. MS 108            

Fayette Co. TN 72              

Bolivar Co. MS 48              

Hinds Co. MS 40              

Choctaw Co. MS 30              

Lafayette Co. MS 30              

Grenada Co. MS 27              

Coahoma Co. MS 25              

Forrest Co. MS 20              

Orange Co. FL 19              

Ouachita Parish LA 16              

Mississippi Co. AR 15              

Los Angeles Co. CA 15              

Fulton Co. KY 15              

Greene Co. MS 14              

Davidson Co. TN 14              

Dyer Co. TN 14              

Shelby Co. KY 13              

Warren Co. MS 13              

Jefferson Co. AL 12              

Madison Co. MS 12              

Fulton Co. GA 11              

Marion Co. IN 11              

South Haven city Van Buren Co. MI 11              

Sunflower Co. MS 11              

Manhattan bor. New York Co. NY 11              

Tipton Co. TN 11              

Fort Snelling UT Hennepin Co. MN 10              

Lowndes Co. MS 10              

Yalobusha Co. MS 10              

Pickens Co. AL 9                

Greene Co. MO 9                

Scott Co. MO 9                

Haywood Co. NC 9                

Jefferson Co. AR 8                

District of Columbia DC 8                

DeSoto County Outbound Commute Patterns

Source: U.S. Census Bureau 29



Workplace County Count

DeSoto County Outbound Commute Patterns

Lee Co. MS 8                

Manchester city Hillsborough Co. NH 8                

Scioto Co. OH 8                

Isle of Wight Co. VA 8                

Benton Co. AR 7                

Broward Co. FL 7                

Cook Co. IL 7                

Alcorn Co. MS 7                

Lauderdale Co. MS 7                

Neshoba Co. MS 7                

Carroll Co. TN 7                

Chester Co. TN 7                

Hall Co. TX 7                

Norfolk city VA 7                

Pulaski Co. AR 6                

Whitfield Co. GA 6                

Romulus city Wayne Co. MI 6                

Rankin Co. MS 6                

Tallahatchie Co. MS 6                

Douglas Co. NE 6                

Obion Co. TN 6                

Pinellas Co. FL 5                

Orleans Parish LA 5                

Detroit city Wayne Co. MI 5                

Lincoln Co. MS 5                

ENGLAND 5                

Bay Co. FL 4                

Webster Co. MS 4                

Source: U.S. Census Bureau 30



Residence County Count
DeSoto Co. MS 18,913        

Shelby Co. TN 7,589          

Marshall Co. MS 2,276          

Tate Co. MS 1,799          

Panola Co. MS 458             

Crittenden Co. AR 134             

Lafayette Co. MS 100             

Benton Co. MS 89                

Fayette Co. TN 89                

Coahoma Co. MS 78                

Tipton Co. TN 76                

Tunica Co. MS 70                

Tippah Co. MS 58                

Yalobusha Co. MS 51                

Dyer Co. TN 40                

St. Francis Co. AR 37                

Lee Co. MS 36                

Poinsett Co. AR 33                

Phillips Co. AR 31                

Hardeman Co. TN 30                

Quitman Co. MS 29                

Mississippi Co. AR 27                

Bolivar Co. MS 27                

Chilton Co. AL 24                

Cleburne Co. AR 23                

Dickson Co. TN 21                

Harris Co. TX 18                

Oktibbeha Co. MS 17                

Haywood Co. TN 16                

McNairy Co. TN 16                

Pontotoc Co. MS 15                

Tallahatchie Co. MS 15                

Grenada Co. MS 14                

Gibson Co. TN 13                

Mississippi Co. MO 12                

Wayne Co. NC 12                

Chester Co. TN 12                

Madison Co. TN 11                

Lake Co. IN 10                

Caldwell Parish LA 10                

Smith Co. MS 10                

Wayne Co. MO 10                

Harrison Co. TX 10                

DeSoto County Inbound Commute Patterns

Source: U.S. Census Bureau 31



Residence County Count

DeSoto County Inbound Commute Patterns

Rockdale Co. GA 9                  

Rutherford Co. TN 9                  

Kane Co. IL 8                  

Rankin Co. MS 8                  

Tishomingo Co. MS 8                  

Dallas Co. TX 8                  

Drew Co. AR 7                  

Alcorn Co. MS 7                  

Forrest Co. MS 7                  

Leflore Co. MS 7                  

Washington Co. MS 7                  

Hardin Co. TN 7                  

Calloway Co. KY 6                  

Prentiss Co. MS 6                  

Sunflower Co. MS 6                  

Union Co. MS 6                  

Walthall Co. MS 6                  

Randolph Co. AR 5                  

Liberty Co. GA 5                  

Pike Co. MS 5                  

East Allen Twp. Northampton Co. PA 5                  

Calhoun Co. AL 4                  

Gibson Co. IN 4                  

Lauderdale Co. TN 4                  

Franklin Co. AL 3                  

Cross Co. AR 3                  

Pope Co. AR 3                  

Liberty Co. TX 3                  

Maine Prairie Twp. Stearns Co. MN 2                  

Carroll Co. MS 2                  

Issaquena Co. MS 2                  

Graham Co. NC 2                  

Pittsburg Co. OK 2                  

Seminole Co. OK 2                  

Carroll Co. TN 2                  

Parker Co. TX 2                  

Tyler Co. WV 2                  

Franklin Co. IL 1                  

Dunklin Co. MO 1                  

Source: U.S. Census Bureau 32



 

 

 
 

APPENDIX L: 
 

COMMUTE TIME COMPARISON 
US, MISSISSIPPI, DESOTO COUNTY, MS & SHELBY COUNTY, TN 

 
 

 



United States % of Total Mississippi % of Total Shelby County, TN % of Total DeSoto County, MS % of Total

Total: 128,279,228 1,164,118 402,560 52,647

Did not work at home: 124,095,005 96.7% 1,141,519 98.1% 393,648 97.8% 51,535 97.9%

Less than 5 minutes 4,180,407 3.3% 43,278 3.7% 7,277 1.8% 976 1.9%

5 to 9 minutes 13,687,604 10.7% 142,991 12.3% 31,446 7.8% 3,413 6.5%

10 to 14 minutes 18,618,305 14.5% 188,931 16.2% 51,662 12.8% 5,478 10.4%

15 to 19 minutes 19,634,328 15.3% 197,875 17.0% 72,431 18.0% 7,548 14.3%

20 to 24 minutes 17,981,756 14.0% 163,362 14.0% 76,950 19.1% 9,009 17.1%

25 to 29 minutes 7,190,540 5.6% 60,981 5.2% 30,879 7.7% 4,734 9.0%

30 to 34 minutes 16,369,097 12.8% 147,453 12.7% 70,462 17.5% 10,743 20.4%

35 to 39 minutes 3,212,387 2.5% 24,839 2.1% 9,020 2.2% 1,904 3.6%

40 to 44 minutes 4,122,419 3.2% 25,310 2.2% 9,940 2.5% 2,053 3.9%

45 to 59 minutes 9,200,414 7.2% 68,120 5.9% 19,022 4.7% 3,762 7.1%

60 to 89 minutes 6,461,905 5.0% 41,974 3.6% 8,088 2.0% 1,099 2.1%

90 or more minutes 3,435,843 2.7% 36,405 3.1% 6,471 1.6% 816 1.5%

Worked at home 4,184,223 3.3% 22,599 1.9% 8,912 2.2% 1,112 2.1%

Commute Time Comparison, 2000

Source: U.S. Census Bureau 33
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DESOTO COUNTY MAJOR EMPLOYERS 

 
 

 



North MS Employer Major Employer List

Company Name

P

R

ICity

S

tSIC Description

E

m

p

Actual 

Employ-

ment

DeSoto County Schools Hernando dSchools-Universities & Colleges Academic 3653

Baptist Memorial Hosp-Desoto & Rehab 7601 Southcrest PkwySouthaven MSHospital/Health Services I 1930

Kroger (Hernando, Horn Lake, Olive Branch & Southaven) 2380 Mount Pleasant RdHernando MSGrocers-Retail F 729

DeSoto County School District Transportation and Security2211 Central PkwySouthaven MSTransportation H 500

Walmart Supercenter 6811 Southcrest PkwySouthaven MSDepartment Stores H 500

Landau Uniforms Inc PO Box 516Olive Branch MSMens & Boys Suits Coats/Overcoats (Mfrs) G 330

Future Electronics 4150 Old Airways BlvdSouthaven MSElectronic Equipment & Supplies-Retail G 304

Lowe's (all locations) 178 Goodman Rd WSouthaven MSHome Improvements F 300

Desoto Civic Ctr 4560 Venture DrSouthaven MSConvention & Meeting Facilities & Svc G 300

Newly Weds Foods 5980 Hurt RdHorn Lake MSSauces (Mfrs) F 282

CSI 8363 Metro DrOlive Branch MSClosures-Industrial-Protective (Mfrs) G 250

Terex Distribution Center 8800 Rostin RdSouthaven MSConstruction Equipment-Manufacturers 225

J T Shannon Lumber Inc 2200 Cole RdHorn Lake MSSawmills & Planing Mills-General (Mfrs) F 220

ScanSource 8650 Commerce DrSouthaven MSComputers-Wholesale E 220

Home Depot 7260 Interstate DrHorn Lake MSHome Improvements F 218

Stylecraft Home Collection 4325 Executive Dr Ste 100Southaven MSLighting Fixtures-Manufacturers F 210

Milwaukee Electric Tool Corp 8950 Hacks Cross RdOlive Branch MSTools-Electric (Whls) F 207

Brentwood Originals 9759 Church RdWalls MSManufacturers F 201

M & H Construction 480 Airport Industrial DrSouthaven MSGeneral Contractors F 200

Dillard's 230 Towne Center LoopSouthaven MSDepartment Stores F 200

MAHLE Clevite inc. 7670 Hacks Cross RdOlive Branch MSMisc Indstrl Equip & Supls NEC (Whls) F 177

Marietta Corp 11170 Green Valley DrOlive Branch MSSoaps & Detergents-Manufacturers F 175

Schnucks Pharmacy 945 Goodman Rd ESouthaven MSPharmacies F 170

Target 7255 Interstate DrHorn Lake MSDepartment Stores F 160

International Cold Storage 11042 Wildwood DrOlive Branch MSRefrigerators-Manufacturers F 160

Guardian Fiberglass 7046 State Line RdOlive Branch MSFiber Glass Fabricators (Mfrs) F 155

Reeves Williams Builders 8727 Northwest Dr # 3Southaven MSReal Estate F 150

Afco Millwork Products 11000 Green Valley DrOlive Branch MSWeather Stripping Contractors E 150

Fraenkel Co Inc PO Box 88Olive Branch MSDinette Sets (Mfrs) F 140

Cracker Barrel Old Country Str 706 Desoto CvHorn Lake MSFoods-Carry Out F 135

Southwark Metal Mfg 8680 Stanton RdSouthaven MSSheet Metal Work Contractors F 133

Vista Pro Automotive LLC 330 Stateline Rd ESouthaven MSAutomobile Radiator-Manufacturers F 128

W.W. Grainger 4300 Old Airways BlvdSouthaven MSIndustrial Equipment & Supplies (Whls) F 128

Best Buy 304 Market PlzSouthaven MSElectronic Equipment & Supplies-Retail F 125

Sacred Heart League PO Box 300Walls MSMarketing Programs & Services E 120

Landers Nissan Dodge 315 Goodman Rd ESouthaven MSAutomobile Dealers-New Cars F 120

USF Holland Inc 8100 W Sandidge RdOlive Branch MSTrucking-Motor Freight E 120

Rexam Beverage Can Americas 10800 Marina DrOlive Branch MSCan-Manufacturers F 116

Golden Living Ctr-Southaven 1730 Dorchester DrSouthaven MSNursing & Convalescent Homes F 112

TGI Friday's 176 Goodman Rd ESouthaven MSRestaurants F 110

Dollar Tree 7860 Hacks Cross RdOlive Branch MSDistribution Centers (Whls) F 110

Knox Paint Co 9045 Highway 78Olive Branch MSPainters F 108

DeSoto County Major Employers

Source: Claritas
34



North MS Employer Major Employer List

Company Name

P

R

ICity

S

tSIC Description

E

m

p

Actual 

Employ-

ment

DeSoto County Major Employers

International Paper 8301 Hacks Cross RdOlive Branch MSCorrugated & Solid Fiber Boxes (Mfrs) F 107

Flying J Travel Plaza 4740 Bethel RdOlive Branch MSService Stations-Gasoline & Oil F 100

Dales Restaurant 1226 Main StSouthaven MSRestaurants F 100

Red Lobster 6535 Airways BlvdSouthaven MSRestaurants F 100

Southern Baptist Educational 7400 Getwell RdSouthaven MSReligious Schools F 100

Sam's Club 465 Goodman Rd ESouthaven MSWarehouses-Commodity & Merchandise F 100

Homer Skelton Ford 6950 Hannah CvOlive Branch MSAutomobile Dealers-New Cars F 100

Trans Care Ambulance Svc 1356 Brookhaven DrSouthaven MSAmbulance Service F 100

Lab Corp 1120 Main StSouthaven MSLaboratories F 100

Kohl's Department Store 1160 Goodman Rd ESouthaven MSDepartment Stores F 100

Metro Foods Grocery 10635 Marina DrOlive Branch MSGrocers-Wholesale E 100

Whispering Woods Hotel 11200 Goodman RdOlive Branch MSBanquet Rooms F 100

Agility 6430 Hurt RdHorn Lake MSFreight-Forwarding E 97

National Filter Media Corp 8895 Deerfield DrOlive Branch MSFiltering Materials & Supplies (Mfrs) E 95

Olive Branch Senior Citizens 8800 College StOlive Branch MSNursing & Convalescent Homes E 93

Northcentral Mississippi Epa 6820 Highway 305 NOlive Branch MSElectric Companies E 85

Whitfield Electric Co PO Box 361Nesbit MSTrenching & Underground Contractors E 83

B & P Enterprises 6230 Stateline RdWalls MSRailroad Contractors E 80

Holiday Inn 280 Marathon WaySouthaven MSGeneral Contractors E 80

Emerson Motor Technologies 710 Venture DrSouthaven MSIndustrial Equipment & Supplies (Whls) F 79

American Plastic Toys Inc 11200 Wildwood DrOlive Branch MSGames Toys & Children's Vehicles (Mfrs) E 78

First Choice Realty 3276 Goodman Rd ESouthaven MSReal Estate E 75

Sears Holdings 10425 Ridge Wood DrOlive Branch MSDistribution Centers (Whls) E 70

F L Crane & Son 9151 Corporate DrSouthaven MSDry Wall Contractors E 70

ALP Lighting Components Inc 10630 Marina DrOlive Branch MSPlastics-Extruders (Mfrs) F 70

Landmark of Desoto 3068 Nail Rd WHorn Lake MSNursing & Convalescent Homes E 65

Flyway Logistics Co 6430 Hurt RdHorn Lake MSTransportation Consultants F 65

A & B Distributing Co 10777 High Point RdOlive Branch MSBeer & Ale-Wholesale E 62

Valvoline Packaging Plant 720 Vaiden DrHernando MSPetroleum Products (Whls) E 60

Creasie Plumbing 7588 Highway 178Olive Branch MSPlumbing Contractors E 60

Olive Branch Public Works 10175 Highway 178Olive Branch MSParking Area/Lots Maintenance & Marking E 60

Crye-Leike Realty 6397 Goodman Rd # 101Olive Branch MSReal Estate E 60

USUI International Corp 8970 Deerfield DrOlive Branch MSAutomobile Parts & Supplies-Mfrs F 59

Reliant Pharmacy 1235 Main StSouthaven MSOxygen (Whls) E 56

Northwest Community 5197 We Ross PkwySouthaven MSSchools-Universities & Colleges Academic E 55

Metal Building Components Inc PO Box 366Hernando MSBuildings-Metal E 55

Olive Branch Ambulance 7750 Hacks Cross RdOlive Branch MSAmbulance Service E 53

Ifco Systems 6500 Center St EHorn Lake MSPallets & Skids-Manufacturers E 50

Murphy & Sons Inc PO Box 492Southaven MSGeneral Contractors E 50

Midsouth Packaging 10333 High Point RdOlive Branch MSCorrugated & Solid Fiber Boxes (Mfrs) E 50

Reeves-Williams Realty 8727 Northwest Dr # 3Southaven MSRelocation Service E 50

Austin Realty Group 220 Oak Tree DrHernando MSReal Estate E 50

Source: Claritas
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North MS Employer Major Employer List

Company Name

P

R

ICity

S

tSIC Description

E

m

p

Actual 

Employ-

ment

DeSoto County Major Employers

T & T Inland Container Depot PO Box 224Nesbit MSTrucking-Motor Freight E 50

North Mississippi Pest Control PO Box 303Southaven MSPest Control E 50

Olive Branch Street Dept 10175 Highway 178Olive Branch MSParking Area/Lots Maintenance & Marking E 50

Plaskolite South LLC 10500 High Point RdOlive Branch MSPlastics-Products-Finished-Manufacturers E 42

Source: Claritas
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I NT  R O D U C T I ON

“Thinking regionally will not be an  
option in the future; it will be a matter  
of survival.”  
	 ~ North Carolina Rural Economic Development Center

1



Background
The DeSoto: New Era of Discovery (A Stewardship Plan) 

study is being undertaken by the DeSoto County Planning 
Commission, by direction of the County Board of Supervi-
sors to strategically evaluate existing and potential develop-

ment opportunities and constraints that the County may encounter 
as a result of the federally-mandated construction of the Interstate 
69/269 International Trade Corridor through DeSoto County.  

The mission of the planning process is to understand the trends 
shaping the future and inspire the community to think about the exist-
ing possibilities for the future so that the County can make informed 
decisions. The effort will result in the development of stewardship 
plan, a written document that establishes a vision for the  long-term 

S T U D Y  A R E A

The study area begins at I-69 and 
US 61 in the western part of DeSoto 
County to I-55 and continues east-
ward along the unbuilt alignment of 
I-269 to the Marshall County line.  
It includes land roughly two miles 
north and south of the I-269 cor-
ridor and covers just over 122,000 
acres, or approximately 190 square 
miles.

Study Area Map
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Several of the case studies focus on areas 
that have successfully attracted targeted 
industries and high-quality jobs.

provide insight and “lessons learned” 
about approaches that have been par-
ticularly successful—as well as those 
that have not—as a means of informing 
DeSoto County’s planning process. 

CRITERIA FOR 
SELECTION 

The following sections describe key 
characteristics that were used to help 
guide the selection and evaluation of 
each case study.  These characteristics 
build on the draft Guiding Principles 
generated by the County Planning Com-
mission last fall, incorporating addition-
al themes that have emerged through the 
Committee’s ongoing discussions as part 
of this process.  Not all of the case studies 
researched are representative of all of the 
characteristics outlined below.  Rather, 
each case study highlights only those 
characteristics that are most applicable 
to the I-69/I-269 corridor.   The summary 
matrix beginning on page 9, provides 
a brief overview of each case study’s 
key characteristics and major take-a-
ways or  lessons  learned.   

Market/Economic 
Characteristics

From a market or economic stand-
point, case studies were selected with the 
intent of identifying and documenting 
examples of corridors that are distinctive 
in their location and activities as well as 
the events that led to their success or fail-
ure:

Major trade corridors or zones
•	 National or international
•	 Major center of synergistic  

activities

Target industries
•	 Communities that have targeted 

particular industries or employers
•	 Attracting industries that are not 

“naturally” attracted to the region

Catalytic projects or events 
•	 Projects or events that prompted 

or resulted in dramatic change 
•	 Project or event that produces ma-

jor economic and other benefits for 
the region

Transportation 
Characteristics

From a transportation standpoint, 
case studies included corridors that are 
well integrated with the surrounding 
community and region and accommo-
date a variety of modes:  

Integrated transportation 
system

•	 Incorporates and links multiple 
transportation modes (freight, air, 
transit, vehicle, etc.)

•	 Accommodates new/emerging 
technologies (new vehicle types, 

prosperity and sustainability of the cor-
ridor and identifies strategic actions to 
bring the vision to reality. 

As part of this planning effort, Mc-
Bride Dale Clarion and Clarion Associ-
ates prepared this case study report to 
explore models of success and lessons 
learned in communities with similar is-
sues and opportunities as DeSoto Coun-
ty.  These case studies will help inform 
and will assist in the development of the 
stewardship plan.

REPORT 
ORGANIZATION

This report is organized into the fol-
lowing chapters:
•	 Chapter 1: Introduction includes 

an overview of the project and how 
the case studies were selected.

•	 Chapter 2: Case Studies presents 
the case study locations and find-
ings.

•	 Chapter 3: Lessons Learned sum-
marizes the major themes and les-
sons from the case studies review.

•	 Chapter 4: Great Places explores 
different theories about what 
makes a place livable and appeal-
ing, and highlights the common 
themes that may be applicable to 
the DeSoto Discovery effort.

CASE STUDY 
OBJECTIVES

This case study report provides 
the Planning Commission and Steering 
Committee examples of how other com-
munities have dealt with similar chal-
lenges and opportunities in emerging 
corridor locations like the I-69/I-269 cor-
ridor in DeSoto County.  These examples 
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alternative fuels, traffic manage-
ment systems, etc.)

•	 Connects nodes of activity

Transportation and logistics 
hubs/ports

•	 Major transportation crossroads/
junctions (interstates, transit, air-
port, etc.)

•	 Infrastructure to support large-
scale movement/distribution of 
products/information

Metro outer beltways
•	 New transportation corridors at 

edges of major metropolitan areas

Development Patterns and 
Characteristics

From a development pattern and 
community character standpoint, case 
studies are representative of one or more 
of the following characteristics:

Rapid change in character
•	 From rural to developed
•	 High quality development
•	 Livable and attractive neighbor-

hoods, activity and employment 
centers,  and communities 

Responsibly managed growth
•	 Fiscally
•	 Environmentally
•	 Socially/culturally
•	 Coordinated infrastructure and 

development

Areas with new highways that circle met-
ropolitan areas (beltways) are the focus of 
some of the case studies.

Several of the case studies examine loca-
tions that have experienced rapid growth 
and development in rural areas.

Planning Framework

Case studies representative of a 
strong planning framework were iden-
tified with an emphasis on successful 
examples of complex regional or multi-
jurisdictional coordination efforts.  

Advanced Planning Frameworks
•	 Coordinated infrastructure, utility, 

service and land use planning
•	 Impact assessment tools
•	 Growth financing and budgeting
•	 Incentives and development 

guidelines 

Regional or multi-jurisdictional 
coordination

•	 Integrated planning systems (in-
frastructure, economic develop-
ment, etc.)

•	 Long-term vision and plans
•	 Formal cooperation among gov-

ernments

Case studies also showcase communities 
that have successfully coordinated with 
other jurisdictions on growth and infrastruc-
ture issues.
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C A SE   ST  U D I ES  2

“Creating urban centers takes time.  They 
start small, advance incrementally, and 
require public investment and support, .”  
	 ~ City of Aurora Comprehensive Plan



Case Studies: 
Overview
Each case study begins with a general description of the location and context 

of the area of study, including size, population, and other noteworthy char-
acteristics about the place. Next, each case study includes a section entitled 
“Why We Chose It” that details why the planning team selected the case 

study for review.  In addition to meeting some of the established key criteria for 
selection, these case study communities may have been selected due to overall simi-
larities to DeSoto County or because the community is seen as a leader or innovator 
in a particular area.  

Each case study also includes section(s) that describe what the community is do-
ing to implement or address various topics such as market trends, economic devel-
opment, transportation networks, development patterns, and planning frameworks.  
These sections draw on the criteria for selection and provide background about what 
the community is doing and why.

The “Lessons Learned” sections provide discussion about factors that have con-
tributed to the community’s success, what is working well, common or difficult is-
sues that the community is facing, and other ideas that may be relevant to DeSoto 
County.  A summary of the lessons learned from all of the case studies is provided in 
the section below, followed by the detailed case studies.

Lastly, each case study ends with a section that provides website links and refer-
ence information for future follow up research, if desired.

Case Studies at a Glance 
A matrix summarizing the key characteristics and major lessons learned for each 

case study begins on the following page.  The first column of the matrix summarizes 
the background information about each case study and why it was selected.  The 
middle columns highlight which topic area(s) are most relevant to the case study, 
particularly as they relate to the selection criteria listed in the previous section.  The 
last column provides an overview of key ideas, planning tools, and other elements 
that contributed to the community’s success, and also presents ideas or approaches 
that may be particularly interesting or relevant to DeSoto County.  The matrix is in-
tended to be used as a tool in locating the case studies most applicable to a particular 
issue, in addition to serving as an overall summary of the detailed case studies.
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Case Studies at a Glance
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Major Takeaways

Johnson County, Kansas
•	 Outer edge of metropolitan area; bi-state region
•	 Where DeSoto County could be in 25-50 years in 

terms of population and economic development

X X •	 Planning and coordination at various levels of 
government 

•	 Extensive capital improvement planning 
•	 Changing philosophy about the fiscal implica-

tions of growth

Kansas City Area, Kansas/Missouri
•	 Bi-state region; many counties and communities
•	 Strong employment growth
•	 Integrated, multi-modal transportation network
•	 Transportation and logistics hub; major trade zone  

X X X •	 Regional economic development effort 
•	 Strong branding and marketing of target  

industry initiatives
•	 Emphasis on workforce development
•	 Coordinated regional transportation planning

Williamson County, Tennessee
•	 Outer edge of major metropolitan area 
•	 New metro area beltway (State Route 840) 
•	 Changing in character from rural to developed

X X X •	 Citizen participation and outreach
•	 Managed and focused growth 
•	 Preserving rural character

Research Triangle, North Carolina
•	 Explosive job and population growth
•	 Major center of research activities and employ-

ment
•	 Older established area looking to remain competi-

tive

X X X •	 Collaboration with educational institutions
•	 Regional competitiveness planning
•	 Changing development patterns; integration of 

transit

Aurora, Colorado
•	 Fast-growing suburban community
•	 Newer metro area beltway (E-470 Toll Road)
•	 Future multi-modal transportation system

X X X •	 Coordinated transportation and land use  
planning

•	 Use of design standards to achieve quality 
development

•	 Fiscal challenges associated with growth

Bradley County, Tennessee
•	 Bi-state region
•	 High quality of life and small town character
•	 Rapid change from rural to urbanized area due to 

new industries

X X •	 New level of multi-jurisdictional coordination
•	 Regional growth management approach

Beaufort County, South Carolina
•	 Tremendous growth and rapid change in charac-

ter
•	 Development patterns largely unestablished

X X •	 Planning within a regional framework but 
maintaining community autonomy

•	 Formalized cooperation among governments  

 Background | 9
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C O N T E X T

•	 Population:  525,000

•	 Size: 480 sq. mi 

•	 20+ municipalities, 6 school 
districts

•	 Suburban edge of Kansas City 
metro area bordering Missouri

•	 Rural landscape outside of incor-
porated urban areas

•	 High quality of life

Johnson 
County,  Kansas
Why We Chose It

Like DeSoto County, Johnson County is a suburban county located within a 
bi-state metropolitan area (the greater Kansas City area).  In many ways, Johnson 
County offers some perspective about what DeSoto County could be like in 25 to 
50 years in terms of population and economic development.  Since the 1980s, John-
son County has experienced strong population and employment growth– trends 
that are projected to continue well into the future.  Additionally, Johnson County is 
home to the largest, non-agricultural employment base in the state of Kansas.  Much 
of this employment falls within the logistics and distribution industries due to the 
County’s location at the crossroads of multiple transportation routes.
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Johnson County’s Capital Improvement 
Program (CIP) guides the budgeting for and 
construction of the County’s physical assets, 
such as construction and improvements to 
roadways, and wastewater and stormwa-
ter projects.  Photos courtesy of Johnson 
County.

Responsibly Managed 
Growth

Outside of the suburban incorporat-
ed areas, Johnson County features a pre-
dominantly rural landscape that faces 
tremendous development pressure and 
growth.  The area is very accommodat-
ing to new growth, and is committed to 
keeping taxes low and maintaining the 
area’s high quality of life and services as 
growth occurs.  Close coordination with 
the areas 20-plus municipalities and 6 
school districts, and careful planning of 
infrastructure improvements and devel-
opment needs helps the County achieve 
these objectives.  However, as the Coun-
ty grows it is beginning to face challeng-
es related to balancing fiscal responsibil-
ity with growing expectations and needs 
for County services.

F O R  M O R E   I N F O R M A T I O N 

Visit the following websites for additional information about these  
efforts in Johnson County:

•	 Johnson County Comprehensive Plan, http://jocovision2030.com/ 

•	 Johnson County Budget, http://countybudget.jocogov.org/ 

Lessons Learned

Levels of Coordination

Johnson County manages growth 
by planning and coordinating at various 
levels including a County-wide vision-
ing effort aimed at unincorporated areas 
under the County’s jurisdiction, coordi-
nation with local plans for incorporated 
jurisdictions in the County, and regional 
collaboration with the Mid-America Re-
gional County (MARC) on a regional 
land use vision.  

Capital Improvement Planning

In addition to various levels of vi-
sioning and land use planning, Johnson 
County manages and plans for future 
capital improvements through an exten-
sive Capital Improvement Planning (CIP) 
program.  In this program the County 
prepares a 5-year capital improvement 
plan which is updated annually.  The 
capital improvements are coordinated 
and aligned with the County’s facilities 
and other strategic plans, and the Coun-
ty’s budget integrates both the annual 
budget and long-term capital needs.  
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C O N T E X T

•	 Population: 2.2 million people

•	 Size:  7,952 sq. mi.

•	 2 states, 18 counties, 50+ com-
munities

•	 Strong growth in quality jobs

•	 Transportation  hub: interstates, 
airports, rail, barge lines

Kansas City Area,  
Kansas/Missouri
Why We Chose It

The greater Kansas City area boasts a fast-growing job market, high quality of 
life, low costs of business and living, and a convenient central location.   Due to its 
location at the crossroads of various transportation and trade routes, including vari-
ous interstates, barge lines, airports, and rail lines, the Kansas City area has emerged 
as one of the nation’s premier logistics and distribution centers.  But, in addition 
to logistics and distribution, the Kansas City area has also been quite successful in 
targeting and attracting a broad range of other high quality jobs and industries.  The 
region’s job creation and economic development efforts illustrate the various levels 
of coordination and cooperation between governmental and other companies and 
organizations in the Kansas City area.  
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Target Industries

Economic development efforts in the 
Kansas City region emphasize position-
ing the region competitively for the at-
traction, expansion, and retention of high 
quality jobs, and promoting the region as 
the business location of choice.   A major 
focus of these regional economic devel-
opment efforts involves the development 
of industry clusters.  Industry clusters 
are groups of regionally concentrated, 
inter-related businesses.  Not only do in-
dustry clusters provide employment op-
portunities, but they also help establish 
synergistic relationships and activities 
that can spur additional investment and 
job creation.

Four primary clusters of industries 
are targeted in the Kansas City area:

•	 Logistics and distribu-
tion (KC SmartPort)

•	 Life sciences and animal health 
and research  
(KC Animal Health Corridor)

•	 New energy technologies 
(KC Advanced Energy)

•	 Technology businesses (KC Next)

Lessons Learned

Regional Collaboration

The successful targeted industry and 
job development efforts in the Kansas 
City region can be attributed to a large 
regional effort led by the Kansas City 
Area Development Council (KCADC), 
a private, non-profit regional economic 
development organization whose mem-
bership includes more than 250 corpora-
tions and partnerships with more than 50 
city and county governments.  KCADC 
emphasizes regional cooperation and 
coordination, because it recognizes that 
“many companies looking to expand or 
relocate look at regions, not individual 
communities.”

Build on Competitive 
Advantages

KCADC’s target industry develop-
ment efforts are mainly focused on four 
clusters of industries – ones that build 
on many of the natural assets and com-
petitive advantages unique to the Kansas 
City area.  These competitive advantages 
include the area’s central location, exten-
sive multi-modal transportation infra-
structure, universities and other educa-
tional institutions, and a strong, skilled 
workforce.  Capitalizing on these assets 
allows the Kansas City region to support 
and grow existing industries and em-

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about the target 
industry efforts in the Kansas City area:

•	 Kansas City Area Development Council (KCADC),  
http://www.thinkkc.com/

ployers, and efforts to enhance these as-
sets makes the area even more attractive 
to other potential companies.  

The Kansas City Area Development Council 
works in close collaboration with other pri-
vate and public sector organizations in the 
Kansas City area to further industry develop-
ment initiatives like the KC Animal Health 
Corridor.   Image courtesy of Kansas City 
Animal Health Corridor.

Kansas City’s extensive intermodal transpor-
tation infrastructure helps support the area’s 
growing logistics and distribution industry.  
Image courtesy of KC SmartPort.
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Strong Branding and Marketing

Through extensive branding and 
marketing, KCADC is able to project a 
very clear image of what industries the 
region is hoping to attract, build, and re-
tain.  For example, the KC Animal Health 
Corridor initiative identifies the Kansas 
City area as a center for animal health 
and science activities and industries.  
Strong branding and marketing mate-
rials for each of the four target indus-
try clusters (KC Smart Port, KC Animal 
Health Corridor, KC Advanced Energy, 
and KC Next) makes each industry stand 
out as unique and innovative while at 
the same time the coordinated branding 

and marketing efforts work together to 
enhance the identity of the Kansas City 
region as a place to grow successful busi-
nesses. 

logistics information, and other services.  
Its board of directors includes represen-
tatives from various local governments, 
businesses, and other organizations its 
efforts to represent the interests and 
stakeholders through the region. 

Workforce Development

One valuable effort to emerge from 
the KC SmartPort effort is its supply 
chain education initiative.  Recognizing 
the potential for more jobs to be created 
as new intermodal project come on-line, 
the KC SmartPort organization surveyed 
participating companies to identify train-
ing gaps to meet the needs of the grow-
ing industry.  Supply-chain management 
emerged an important area where ad-
ditional education and training would 
be necessary.   Therefore, KC SmartPort 
built partnerships with area educational 
institutions and other organizations to 
develop training programs in supply-
chain management to build the work-
force’s skills for current and emerging 
jobs.

Kansas City Area Economic Development 
Council uses catchy and creative branding 
to draw national and international attention 
to its economic development initiatives.  Im-
ages courtesy of Kansas City Area Economic 
Development Council.

Major Trade Zone

While the Kansas City area has a 
long history in transportation and distri-
bution, international trade is emerging 
as an important industry in the region.  
Situated at the crossroads of several 
interstates, near Kansas City Interna-
tional Airport, and adjacent to the Mis-
souri River waterway, Kansas City is 
also home to one of the country’s largest 
rail centers, and is positioned along the 
transcontinental and NAFTA trade corri-
dors .  In addition, Kansas City has more 
Foreign Trade Zone space than any other 
city in the country, offering extensive 
storage space and duty and quota-free 
storage of foreign goods.  These factors 
make it an ideal hub for transportation 
and distribution activities, and allow the 
region to function as the country’s pre-
mier “inland port.” 

Lessons Learned

Economic Development 
Leadership

The Kansas City Area Economic 
Development Council’s (KCADC) KC 
SmartPort initiative has helped area’s 
transportation and distribution indus-
tries grow into major international trade 
and supply-chain leaders.  KC SmartPort 
is a non-profit organization under the 
umbrella of KCADC, which provides 
regional leadership and works to make 
the region more competitive in the trade 
and distribution industry, and to attract 
businesses with significant transporta-
tion and logistics elements by offering 
site location assistance, a directory of 
transportation service providers, global 

Coordinated transportation planning and 
workforce development initiatives have 
helped transform the Kansas City area in 
to a major international trade zone.  Photo 
courtesy of KC Smart Port.
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F O R  M O R E   I N F O R M A T I O N 

Visit the following websites for additional information about the Kansas 
City area trade zone:

•	 Kansas City Smart Port, http://www.kcsmartport.com/ 

•	 Mid-America Regional Council (MARC), http://www.marc.org/

Coordinated Regional 
Transportation Planning

Regional coordination and planning 
of the transportation network is another 
element that has added to the success of 
the Kansas City area’s trade and distribu-
tion system.  The Mid-America Regional 
Council (MARC) is the region’s unified 
metropolitan planning organization for 
the bi-state region that develops regional 
transportation and other plans in as-
sociation with the area’s state, city, and 
county governments.  This framework 
allows for extensive coordination and 
long-term planning for intermodal proj-
ects that will enhance the movement of 
people and goods to, from, and within 
the Kansas City region.
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C O N T E X T

•	 Population: 183,000

•	 Size:  584 sq. mi.

•	 Outer edge of greater Nashville 
area

•	 High quality of life

W i l l iamson County, 
Tennessee
Why We Chose It

Williamson County, Tennessee is a growing rural area located south of Nash-
ville, Tennessee.  Similar in population and size to DeSoto County, Williamson 
County is also preparing for the completion of a new beltway on the southern side 
of Nashville that will cross the County.  Completion of this beltway, State Route 840 
is expected to generate additional growth and the County has planned to accom-
modate this growth while also remaining committed to protecting the area’s rural 
character.
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Beltway Completion

SR 840 South , the outer-edge belt-
way for the Nashville area, is planned 
for completion in 2012.  The final three 
segments of the beltway are located in 
Williamson County,  and goals of the 
project include providing traffic relief to 
the greater Nashville area, and generat-
ing additional economic growth along 
the beltway corridor.  The Tennessee De-
partment of Transportation (TDOT) has 
been responsible for the planning and 
construction of the beltway project.  The 
project is strictly a roadway construc-
tion project and does not include accom-
modations for any alternative modes of 
transportation, nor is it linked to any 
formal economic plans or initiatives pre-
pared by the County or other organiza-
tions.

Lessons Learned

Citizen Outreach 

Citizen participation has been an 
important component of the SR 840 
planning and construction effort.  In the 
planning stages of the project, a Citi-
zen’s Resource Team provided valuable 
recommendations on the project route 
and design.  As the project moved into 
the construction phases, TDOT erected 
an on-site community outreach center, 
open to the public.  Housed jointly with 
the project office in a temporary modular 
building, the outreach center has been a 
successful initiative that has helped im-
prove communication and coordination 
between the construction crew, project 
management team, property owners, 
and impacted communities.  

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about the SR 840 
Beltway project:

•	 Tennessee Department of Transportation,  
http://www.tdot.state.tn.us/sr840s/

Above: Tennessee’s State Route 840 South 
will cross the rural areas surrounding Nash-
ville.  At right: Tennessee Department of 
Transportation’s community outreach center 
has been a valuable resource during the 
construction of SR 840.  Images courtesy of 
Tennessee Department of Transportation.
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Protecting Rural 
Character

Williamson County has a high ca-
pacity for future growth due to its rural 
nature, and despite projections for signif-
icant growth, the area’s growth capacity 
is likely far more than projected demand.  
In response to this situation, major points 
of focus in the County’s Comprehensive 
Land Use Plan include addressing where 
future growth should occur, and how to 
preserve the existing rural character of 
many areas despite public opposition to 
reducing allowable rural densities. 

Lessons Learned

Planned Growth Areas

In order to preserve the County’s 
rural character as it grows, Williamson 
County’s Comprehensive Land Use Plan 
establishes a system of urban growth 
boundaries, planned growth areas, 
and rural conservation areas.  The plan 
stresses new urban-level development 
targeted in designated areas (particular-
ly along the future SR 840 and in existing 
urbanized areas) and clustered develop-
ment in rural areas.  Rural areas encom-
pass the largest land area within the plan 
area, and the plan divides them into two 
categories, rural preservation and rural 
development, which are differentiated 
by permissible densities.  In these rural 
areas urban services should not be ex-
pected and single-family uses are intend-
ed to be secondary uses to preserve the 
rural nature of these areas.  Additional 
development regulations are planned to 
further preserve significant view sheds 
and hillsides in the County’s rural areas.  

The plan also emphasizes a nodal 
pattern of development focused around 
existing villages and hamlets.  While the 
plan identifies hamlets and villages as 

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about Williamson 
County’s growth boundaries and rural conservation efforts: 

•	 Williamson County Comprehensive Land Use Plan  
http://www.williamsoncounty-tn.gov/index.aspx?nid=113

appropriate locations for new growth, 
policies that require adequate infrastruc-
ture and public services in growth areas 
are designed to ensure that new growth 
does not overwhelm the existing charac-
ter and infrastructure within these com-
munities.  
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Chapter 4 
LAND USE ELEMENT 

Introduction 

For the purpose of the Plan, all property within unincorporated 
Williamson County outside of designated Urban Growth Boundaries 
will be placed into one of the following land use categories: 

Rural Preservation (West) and Rural Development (East) 
Hamlet 
Village 
840 Center 
Suburban Infill and Conservation 

 
The Land Use Element map below illustrates the location of these land 
use categories. A larger version of this map is provided at the end of 
this Chapter.  For each land use category, background is provided as 
to the planning issues, opportunities, and challenges.  A vision 
statement is then provided for each, followed by development policies 
that will guide the County in future land use discussions and decisions. 

Williamson County’s Land Use Element Map, shown above, designates areas for 
rural development, rural preservation, hamlets, villages, activity centers along SR 
840, and suburban infill and conservation.  Image courtesy of Williamson County.
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C O N T E X T

•	 Population: 2 million

•	 Size: 13 counties

•	 Explosive job and population 
growth

•	 Country’s first research park 
(Research Triangle Park)

•	 “Best Place for Business” and 
“Best Place to Live” rankings

Research Tr iangle, 
North Carol ina
Why We Chose It

The Research Triangle region is continually rated as one of the best places for 
business and to live in the country.  While the region’s large size and population are 
unlike DeSoto County, it does illustrate how job growth was successfully spurred 
through creation of the country’s first research park, Research Triangle Park (RTP) 
in 1959.  The region and RTP also provide lessons learned about economic resilience 
and remaining strong in an increasingly competitive economy. 
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Job Growth and 
Economic Resiliency

Over the past several decades, few 
regions in the United States have expe-
rienced the tremendous job growth that 
the Research Triangle region has seen.  
The region’s ability to attract leading re-
search industries has also resulted in ex-
plosive growth and development. 

While not immune to the current 
realities and uncertainties of the econ-
omy, including intense global competi-
tion, strained public resources, unem-
ployment, and slowed job creation and 
growth in wages, the Research Triangle 
region has weathered the recession rela-
tively well.  With lower levels of unem-
ployment than the rest of the state of 
North Carolina and the United States 
as a whole, the Research Triangle area 
serves as a model for economic resilience 
in recent years.  

Lessons Learned

Collaboration with Educational 
Institutions

The Research Triangle Park (RTP) 
was established in 1959 as a place to at-
tract and grow research and development 
operations.  The vision was to create spi-
noff jobs from the area’s research-based 

educational institutions including Uni-
versity of North Carolina, Duke Univer-
sity, and North Carolina State University.  
The tremendous success of the RTP has 
led to job growth throughout the larger 
Research Triangle region.  Close collabo-
ration between governments, businesses, 
and academia in the region has created 
a culture of innovation and creativity 
which attracts more than $2 billion in 
federal research and development fund-
ing each year.  

Regional Competitiveness 
Planning

Regional business leaders created 
the Research Triangle Regional Partner-
ship 14 years ago to coordinate regional 
recruitment because they recognized the 
importance of collaboration in attracting 
new investment.  Due to the economic 
recession and rising competition, this 
spirit of regional collaboration and co-
ordination has become increasingly im-
portant over recent years.  As the North 
Carolina Rural Economic Development 
Center said in its recent Choices for a New 
Century Report, “thinking regionally will 
not be an option in the future; it will be a 
matter of survival.” 

A recent planning effort by the Re-
search Triangle Regional Partnership en-
titled Staying on Top – A Competitiveness 
Plan for the Research Triangle Region, NC 

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about the  
Research Triangle:

•	 Research Triangle Regional Partnership,    
http://www.researchtriangle.org/

focused on how to ensure the Research 
Triangle Region’s success and prosperity 
“in a new era of fierce global competition 
for new jobs and investment.”  The plan 
emphasizes four pillars of regional eco-
nomic competitiveness: attractiveness to 
companies, attractiveness to individuals, 
reputation/brand, and intellectual attrac-
tion.  It illustrates that not only is the 
quality of the workforce essential to a re-
gion’s economic competitiveness, but so 
is the quality of the region itself as a place 
where people want to live and work, and 
where businesses want to locate.

Changing Development 
Patterns

Construction of the Research Tri-
angle Park and much of the surround-
ing development began in the late 1950s 
and 1960s – development patterns that 
feature segregated uses, campus-style 
buildings, large parking lots, and heavy 
reliance on automobile transportation.   
Now, nearly 50 years later, the region’s 
transportation system is straining under 
current demand, and the area’s high lev-

Partnerships with the Research Triangle 
region’s universities and other educational 
institutions helps build a competitive work-
force and attracts many major employers to 
the region.
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gle Park Master Plan will likely include 
addressing how to better integrate and 
support transit, through the reshaping 
of development to increase densities and 
to provide better orientation and acces-
sibility for pedestrians and transit users.  
Additionally, the plan will also continue 
to uphold the role of the natural environ-
ment in creating a unique, and treasured 
setting.  Focusing on increased densities 
and intensification of already developed 
areas will help conserve the natural envi-
ronment, while at the same time foster-
ing increased community, and opportu-
nities for collaboration and multi-modal 
transportation.

F O R  M O R E   I N F O R M A T I O N 

Visit the following websites for additional information about the  
Research Triangle:

•	 Research Triangle Park,   http://www.rtp.org/ 

•	 Triangle Region Transit Program, http://www.ourtransitfuture.org

els of traffic congestion are anticipated 
to worsen over time.  In effort to remain 
competitive with other regions, reduce 
congestion, and to maximize efficiency 
and use of the land, the Research Tri-
angle Park initiated a new Master Plan 
process in 2010.  Goals of the Master Plan 
include maximizing efficiency, mobility, 
and synergy among regional universi-
ties, businesses, and governments to re-
tain the RTP’s competitive edge.

Lessons Learned

Compact Development and 
Multi-Modal Transportation 
System

Leaders in the Research Triangle re-
gion recognize that in order to maintain 
the area’s high quality of life, attract new 
residents and businesses, and compete 
in the global marketplace, the area needs 
a better multi-modal transportation sys-
tem which offers more transportation 
options including improved bus and rail 
transit service.  Moreover, the Research 
Triangle Regional Partnership’s Shape of 
Things to Come Plan identifies transpor-
tation improvements to enhance mobility 
and expanded air service to destinations 
that are priorities to regional businesses 
as two key actions to help enhance the re-
gion’s competitive business climate.  An 
important element of the Research Trian-

Compact development through infill de-
velopment and intensification of existing 
areas, and increased mobility through the 
integration of transit are future goals for the 
Research Triangle Park.  Image courtesy of  
Research Triangle Park.
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C O N T E X T

•	 Population: 325,000

•	 Size: 155 square miles

•	 Edge of metro Denver  

•	 Close proximity to Denver Inter-
national Airport

•	 Rapidly changing/high growth 
area

Aurora,  
Colorado
Why We Chose It

Aurora is a fast-growing community located on the eastern edge of the Denver 
metropolitan area.  A new beltway, the E-470 toll way, traverses the eastern edge 
of the city – an area where much of the city’s new growth is occurring.  Denver In-
ternational Airport (DIA), which opened in 1995, is located even further east of the 
E-470 toll way, another factor that has contributed to City’s tremendous growth and 
eastward expansion.  Between 2002 and 2008 the City of Aurora issued an average 
of 2,600 building permits annually, and the supply of approved/entitled dwelling 
units in the City is estimated to last more than 25 years.  Through the periods of high 
growth earlier in the decade, as well as during the slowdown in recent years, the 
City has ensured that all new development (both residential and non-residential) 
supports the City’s long-term vision for a mix of uses, high quality development, 
and concentrated centers of activity. 
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Multi-Modal 
Transportation Network

Aurora is served by an integrated 
and multi-modal transportation net-
work.  In addition to the new E-470 belt-
way, Aurora is crossed by Interstates 
70, 25, and 225, which help facilitate the 
movement of goods and people around 
the region.  The metro area’s Regional 
Transportation District (RTD) provides 
transit service, and future light rail ser-
vice is planned to connect major nodes 
of activity in Aurora with Denver Inter-
national Airport.  This airport orientation 
is also present in the roadway network, 
as I-70 and E-470 both provide connec-
tions for airport travelers as well as 
airport-related industries.  Pedestrians 
and bicyclists are accommodated in the 
transportation network through series of 
existing and future trails, many of which 
are located adjacent to creek systems and 
network of greenway areas.  

Lessons Learned

Coordinated Transportation and 
Land Use Planning

Aurora’s multi-modal transporta-
tion network is built on extensive co-
ordination with adjacent municipali-
ties, regional organizations, and other 
stakeholders like the airport.  While the 

overall construction and operation of the 
future FasTracks light rail line will be 
overseen by the Regional Transportation 
District, Aurora has played a significant 
role in the planning stages to ensure the 
line’s future success.  This has involved 
planning transit-oriented centers of ac-
tivity where future light rail stations will 
be located.  These activity centers will 

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about Aurora’s 
transportation planning efforts:

•	 Aurora Northeast Area Transportation Study,  
https://www.auroragov.org/stellent/groups/public/documents/
article-publication/448096.pdf

feature higher intensity development 
and a greater mix of uses than surround-
ing areas in order to establish a critical 
mass of people and activity to support 
the transit system.  The City has also 
employed a long-term perspective in the 
establishment of the light-rail network.  
It understands the long-term vision for 
a complete multi-modal transporation 
system, but accepts the fact that the net-
work will likely evolve through a series 
of incremental improvements.  For these 
reasons, the City of Aurora has planned 
future “ghost stations” to be served by 
future light rail as development contin-
ues along the E-470 corridor.  These po-
tential future light rail stations (“ghost 
stations”) are identified on land use 
plans for the purposes of ensuring that 
future development patterns are transit-
oriented, although these ghost stations 
are not currently funded.  These “ghost 
stations” were also included in the envi-
ronmental review of the larger light rail 
system expansion in order to expedite 
future development in these areas.

Focused Growth Areas

Aurora is a high-growth suburban 
community that saw an average of more 
than 2,600 annual building permits be-
tween 2002 and 2008, before being im-
pacted by the national recession and de-
cline in the construction industry.  Much 
of Aurora’s new growth has occurred in 
the E-470 corridor, where nearly 77,000 
dwelling units have been constructed 
since the 1990s.  Currently, the City of 
Aurora estimates that is has more than 
a 25 year supply of unconstructed but 
approved dwelling units.  In an effort 
to manage and shape the community’s 
growth along the E-470 corridor, the City 
adopted E-470 Corridor design stan-
dards.  

Aurora is planning for a future light rail line 
that will cross newly developing portions of 
the area and will connect the city to nearby 
Denver International Airport.
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The E-470 corridor area is divided 
into subareas that include various resi-
dential neighborhoods, regional activity/
employment centers, regional commer-
cial centers, an airport corporate subar-
ea, airport distribution subarea, light in-
dustrial/flex office subarea, research and 
development subarea, and recreation 
and entertainment subarea.  The design 
standards emphasize a mix of uses in all 
areas and establish specific standards 
to achieve the desired form and design 
within each subarea, and to focus growth 
in the most desirable locations.  The de-
sign standards also emphasize the pro-
vision of infrastructure in new develop-
ment areas to ensure that new growth 
is occurring in appropriate locations be-
cause the cost and associated risk of pro-
viding city services to non-contiguous 
(or sprawling, leapfrog) development is 
likely to be higher than the cost of pro-
viding services to contiguous (or close-
in, compact) development.

Lessons Learned

Corridor Design Standards

Aurora’s design standards are incor-
porated within the community’s zoning 
ordinance as a separate E-470 Zone Dis-
trict.  The standards represent a change 
from development patterns seen in older 
parts of the community and focus on ac-
tivity centers that feature the following 
characteristics:

•	 Higher densities than surrounding 
areas ;

•	 Mixed uses, vertically (within 
buildings) and horizontally (in 
uses and structures that are in 
proximity to each other); 

•	 Compact form and defined edges; 
•	 Good connections to the existing 

road network; 
•	 An extensive pedestrian network 

and bike connections; and
•	 Buildings set close to streets and 

walkways in a traditional urban 
pattern. 

Coordinated master planning for the 
development of these activity centers 
has led to higher quality development, 
and has resulted in the concentration of 
commercial areas, rather than dispersed 
strip-style developments. 

School District Influence

While the E-470 Zone district and de-
sign standards cover the entire E-470 cor-
ridor, the City of Aurora has noted that 
development in the northern part of the 

INCLUDE A PICTURE OF 
E-470 Development and Diagrams

CD146-9:50 

land parcels of approximately 40 acres each.  However, by offsetting the 
local streets, intact parcels of 120 or more acres could be preserved to 
accommodate large users such are regional shopping malls. 

 

 
Figure 9.12: RAC Organizing Elements 

 
 

b. Where a building or structure is located at a terminus of the Local street 
network system (i.e., at the end of a "T" intersection), the building or 
structure shall incorporate at least 1 distinct architectural feature, such as a 
tower, pergola, arcade, arch, or fountain that is visible from the point where 
the Local street ends in the "T" intersection. 

 
3. Generally Accepted Pedestrian Circulation Standards.  In addition to complying 

with Aurora Street Standards requirements for sidewalks, each RAC shall 
include a pedestrian circulation network, including a network of walkways that 
supplements the system of sidewalks on the street network as necessary to 
provide relatively direct pedestrian access between each principal structure 
within the RAC.  In general, the pedestrian circulation network shall provide at 
least one continuous north-south pedestrian connection and one continuous 
east-west pedestrian connection (either of which could be associated with 
streets) through each area defined by the network of arterial, collector, and 

corridor has outpaced development in 
the southern part of the corridor.  While 
many factors could be contributing to 
this phenomenon, City staff notes that 
the school district that covers the north-
ern part of the corridor is highly desir-
able and is likely a major force in draw-
ing residential development to that area.

Metro District Challenges

Metropolitan districts (or “metro 
districts”) are special areas in which 
municipal-level services are provided to 
an area from an authorized organization 
other than the municipal government.  

Aurora’s zoning and design standards for the E-470 corridor include detailed descriptions 
and illustrations about the desired type and location of development.  The illustration 
above shows the organizing elements for Regional Activity Centers located at intersections 
along the corridor.  Image courtesy of the City of Aurora.

24 | Aurora,  Colorado

DeSoto CASE STUDIES & LESSONS LEARNED
Background Report



F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about Aurora’s 
standards for the E-470 Corridor:

•	 E-470 Zone District,  
https://www.auroragov.org/stellent/groups/public/documents/
article-publication/020595.pdf

Members of the district generally pay 
special assessments in order to receive 
district services. 

A growing concern in Aurora is the 
long-term viability of metro districts, 
which have been used to finance infra-
structure improvements in nearly all of 
the City’s new development areas. Gov-
ernance of the metro districts after the 
developer leaves is a key concern due to 
the fact that the metro districts are hav-
ing a hard time finding qualified board 
members.  Also, with the slowdown in 
the economy and construction industry, 
some metro district members are faced 
with higher than expected rates due to 
lagging or incomplete developments.

The Southlands shopping center, located in Aurora along the E-470 corridor, is an example 
of the high-quality development that has resulted under the guidance of the City’s E-470 
corridor zoning and design standards. 
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C O N T E X T

•	 Population: 90,000 

•	 Size: 332 square miles

•	 Bi-state region and along a ma-
jor transportation corridor (I-75) 

•	 Rapid growth and urbanization 
expected

•	 Small town values and high 
quality of life

Bradley County, 
Tennessee
Why We Chose It

Bradley County, Tennessee is poised for significant change due to several large 
companies investing in the area including Volkswagen, Chemie (Wacker Chemical), 
and Whirlpool.  This game-changing economic growth is expected to lead to rapid 
growth and urbanization of the County, where there is a strong desire to retain the 
area’s small town values and high quality of life, while also capitalizing on national 
and international economic opportunities.  Bradley County has a similar history of 
planning and development review systems as DeSoto County, but these new eco-
nomic opportunities have led to a shift in thinking and a new level of planning for 
Bradley County.
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Managing Rapid Change

Leaders in the Bradley County, City 
of Cleveland, City of Charleston (BCC) 
region area understood that the poten-
tial economic growth in the area pre-
sented many opportunities, but that it 
also meant that potential impacts would 
need to be managed and more coordina-
tion between jurisdictions would be nec-
essary.  In anticipation of these changes, 
Bradley County partnered with the City 
of Cleveland, the City of Charleston, and 
the Chamber of Commerce on a Joint 
Strategic Plan in a new level of coordina-
tion to address and plan for the area’s po-
tential growth through 2035.  This new 
level of coordination involves a systems-
based approach that emphasizes inter-
relationships and linkages across the 
region between land use planning and 
regulations, capital improvements, eco-
nomic development, and environmental 
stewardship. 

Lessons Learned

Growth Framework Areas

The BCC 2035 Joint Strategic Plan 
establishes a vision and goals for the 
regions’ future, which are supported 
by three geographic growth areas that 
identify specific approaches to growth 
management within three diverse areas 

of the region.  The growth framework 
areas include reinvestment areas where 
growth will likely be in the form of infill 
and redevelopment, managed growth 
areas along major corridors and at the 
perimeter of urbanized areas where de-
velopment pressures are greatest, and 
rural preservation areas where agricul-
ture and natural landscapes predomi-
nate.  The strategic plan sets out the 
framework for a sustainable future, iden-
tifying approaches that will help achieve 
the regional vision over the long-term, 

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about  
Bradley County’s efforts:

•	  BCC 2035 Joint Strategic Plan,  
http://www.bcc2035.com/BCC2035_JSP_122810.pdf

such as collaboration on comprehen-
sive planning, joint area plans, commu-
nity boundaries, economic development, 
land use regulations, rural strategies, 
and ongoing implementation.  The plan 
also emphasizes coordinated long-term 
capital improvements planning on a re-
gional basis to ensure proper location 
and timing of public facilities and servic-
es such as transportation, schools, parks, 
recreation, and health and safety services 
as new growth occurs.

vE X E C U T I V E  S U M M A R Y12.28.10

M A P 1 :  G R O W T H  F R A M E W O R K
The BCC 2035 Joint Strategic Plan’s Growth 
Framework Map delineates urban growth 
boundaries for the various municipalities and 
also coordinates desired future land uses in-
cluding reinvestment, managed growth, and 
rural preservation areas.  Image courtesy of 
BCC 2035 Strategic Plan.
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C O N T E X T

•	 Population: 162,22.

•	 Size: 587 square miles

•	 Sensitive natural environment

•	 Planning from a “blank slate” 
(most land not committed or 
development pattern estab-
lished)

•	 Steady growth and develop-
ment projected

Beaufort  County,  
South Carol ina
Why We Chose It

Beaufort County, South Carolina is a growing area with many historic and 
unique communities set within a very sensitive natural environment.  In response to 
the area’s steady growth, the County undertook two regional planning efforts, one 
for the northern portion of the County and one for the southern portion.  The north-
ern portion of the County features a wide variety of land uses ranging from urban 
to rural, yet more than two-thirds of the land in the northern area remains uncom-
mitted and development patterns have yet to be established.  The Northern Beaufort 
County Regional Plan serves as a model for formal intergovernmental agreements 
to address future growth patterns.  The planning process represents a collaborative 
planning effort that involved various levels of government working towards com-
mon goals, building on the strengths of the County while balancing them with the 
strengths of the cities.  
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Regional Coordination

The Northern Beaufort County 
Regional Plan was a collaborative ef-
fort between Beaufort County, the City 
of Beaufort, Town of Port Royal, and 
Town of Yemasee.  The plan includes a 
series of common regional goals and 
also strives to maintain the autonomy 
of each community within the regional 
vision.  Facets of the regional vision in-
clude compact development, rural land 
preservation, affordable and workforce 
housing, common environmental stan-
dards, unique community identifies, re-
gional connectivity, and cooperation on 
infrastructure improvements.  The coor-
dinated effort also stresses future growth 
boundaries, predictability and efficiency, 
and the provision of adequate and timely 
regional infrastructure and facilities in a 
cooperative process.

Lessons Learned

Intergovernmental Agreements

The regional plan identifies sev-
eral planning issues that are addressed 
through formal intergovernmental agree-
ments between the participation jurisdic-
tions.  These intergovernmental agree-
ments include growth management and 
annexation policies, baseline standards 
for the protection of environmental fea-
tures and corridors, and a commitment 
to carry the policies of the regional plan 
into the local planning efforts.  The plan 
also identifies the need for an ongoing 
regional committee to oversee the moni-
toring and facilitate implementation of 
the plan.

Fiscal Impact Analysis

Another interesting facet of the re-
gional plan is the fiscal impact of growth 
analysis.  The analysis revealed that the 
County’s present revenue structure can-

F O R  M O R E   I N F O R M A T I O N 

Visit the following website for additional information about Beaufort 
County’s efforts:

•	 Northern Beaufort County Regional Plan,  
http://www.cityofbeaufort.org/client_resources/pdf/planning/Proj-
ects/Northern_Regional_Plan_2007/N%20Reg%20Plan%20final%20
draft.pdf 

not provide current levels of service to 
new growth without new revenue sourc-
es or raising existing rates.  This chal-
lenge underscores the need for regional 
collaboration in capital projects such as 

Chapter 2 | Growth Coordination Principles 
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Figure 2

The participating governments in the Northern Beaufort 
County Regional Plan agreed upon growth boundaries (illus-
trated on the map above).  Land located inside the boundary 
is expected to ultimately annex into a municipality with a 
demonstration that adequate public facilities will be available 
at the time of development.  Image courtesy of Beaufort 
County.

transportation, parks and recreation, and 
led to recommendations that call for the 
adoption of regional level of service stan-
dards.
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Case Studies:  
Other Ideas

The case studies in this report were selected for various reasons such as for 
their similarities to DeSoto County, new approaches to regional development, and 
innovative leadership.  Yet many other communities could serve as case studies or 
models of success to inform the DeSoto: New Era of Discovery effort.  Provided 
below are a list of additional locations and topics that were not selected for detailed 
review in this report but were identified by the planning team as other possible case 
studies. 

Richmond, Virginia
•	 Development patterns along Interstate 288 beltway
•	 Planning framework

Cincinnati, Ohio 
•	 Tri-state coordination along Interstate 275 beltway 

Tupelo, Mississippi
•	 Planning for a “game changing” automobile plant 
•	 Vision for high quality of life, compact growth, environmental stewardship 

and strong school system

Silicon Valley, California
•	 Economic growth through technology industry 
•	 Cycles of economic success and long-term adaptability

Atlanta, Georiga 
•	 Airport influence and development patterns 
•	 Effects of uncontrolled/unplanned growth

30 | Case Studies:  Other Ideas

DeSoto CASE STUDIES & LESSONS LEARNED
Background Report



L ESSONS       L E A R NE  D 3

“With growth comes more responsibility 
to plan, and to manage potential im-
pacts of that growth.”  
	 ~ BC C 2035 Joint Strategic Plan



Summary: 
Lessons Learned
This section summarizes the noteworthy common themes that emerged from 

the case studies research.  While not all of these “lessons learned” may be 
relevant to DeSoto County, they offer various perspectives about what has 
worked from an economic, transportation, development, and planning 

standpoint in communities with similar characteristics or opportunities as DeSoto 
County.  

Together these lessons learned help describe the ways that some of the case 
study communities have become “great places” -- successful, desirable, and attrac-
tive places where people want to live and visit and where businesses want to locate.  
Further discussion about  what makes “great places” follows in Chapter 4.

Economic

Focus economic efforts.

The case studies reveal that many successful economic development efforts are 
focused on the expansion, retention, and attraction of targeted economic sectors or 
industry clusters.  In some instances these targeted industries are focused in a spe-
cific location such as along a corridor or within a business park, but other successful 
target industry efforts have been much more regional in nature, less focused on a 
specific location and instead focused on similar activities and synergistic relation-
ships.  In either case, these successful communities all reflect concentrated efforts 
focused on the economic development of several key target industries, rather than 
broad efforts aimed at all kinds of industries and jobs.

Build on and enhance existing competitive advantages.  

Several of the case studies underscore the importance of utilizing existing assets 
and inherent competitive advantages to further community economic development 
efforts and build great places.  These assets and competitive advantages might in-
clude factors such as a unique location, infrastructure improvements, or workforce 
skills.  Regardless of the assets, the case study communities have found ways to uti-
lize them to generate economic activity.  However, the case study communities have 
also used their existing assets and competitive advantages as a means to pioneer 
the creation of new jobs and additional investment in related but new areas.  This is 
done by tapping into the existing momentum of existing industries, and encourag-
ing innovation and the formation of new partnerships and spinoffs, rather than try-
ing to start from scratch with new economic development initiatives.
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Build a strong economic brand 
and reputation.

As competition for jobs and employ-
ers increases nationally and internation-
ally, it is becoming increasingly impor-
tant for economic development efforts 
to stand out as strong and unique.  The 
case studies show that strong branding 
and marketing of targeted industry ini-
tiatives helps to enhance the profile of a 
community/region, and that the reputa-
tion and identify of an area plays a sig-
nificant role in its ability to retain and 
attract workers and employers. 

Quality of place is vital for 
economic development.

As national and international com-
petition for jobs and employers increase, 
not only is a strong economic brand and 
reputation valuable to a community, but 
also its attractiveness as a great, quality 
place to reside for prospective companies 
and employees and families.  Technology 
allows many companies and employees 
to work in various locations which adds 
more choice and flexibility in locations 
than several decades ago.  The case stud-
ies show that high quality of life attri-
butes such as parks and recreation facili-
ties, transportation and housing options, 
educational and health care facilities, 
and other factors are playing an increas-
ing role in employment-related decision 
making.  Therefore, communities that 
are committed to ensuring quality of life 
and place now and in the future are most 
likely to be successful in attracting and 
retaining employers and workers. 

Collaborate with educational 
institutions.

Case studies showed that educa-
tional institutions are a primary factor 
in economic success.  In some locations, 
collaboration with educational institu-

tions led to spinoff jobs, and educational 
institutions continue to be a main driver 
in intellectual attraction for various in-
dustries.  In other communities gaps in 
the skills of the local workforce were re-
duced through partnerships with area 
educational institutions.  In either case, 
partnerships and collaboration with 
various levels and types of educational 
institutions (e.g., high schools, junior col-
leges, universities, online courses, etc.) 
help to enhance economic opportunities.

Transportation

Think ahead about future 
mobility needs and plan 
accordingly.

Several of the case studies demon-
strate the very long-term vision and coor-
dinated planning needed for establishing 
an extensive multi-modal transportation 
network.  They consider the long-term 
mobility needs and desires of the future 
and address the movement of people, 
goods, and information.  Their vision for 
the future transportation network is doc-
umented and detailed in adopted plans 
that guide decision-making and address 
how various modes will be incorporated 
into already developed and newly devel-
oping areas.  An incremental approach 
to implementing these transportation 
and infrastructure improvements is of-
ten necessary due to funding and other 
constraints, but commitment to achiev-
ing the long-term vision remains at the 
forefront of decision-making.

Plan for transportation 
connectivity and flexibility.

The case studies show that plan-
ning for connectivity and flexibility in 
the transportation system are important 
factors in improving the mobility needs 
and desires as a community changes and 
grows over time.  For example, as com-

munities experience congestion on road-
ways, alternative modes such as transit 
systems and bicycle networks increase 
flexibility and options for residents.  
Likewise, as populations age, transpor-
tation modes preferences will also likely 
change.  Connections are important both 
for the single modes (e.g., connected 
sidewalks improve pedestrian mobility) 
as well as between modes (e.g., .park and 
ride options for motorists who want to 
drive to transit stops).  Ultimately, plan-
ning for a connected, flexible, and multi-
modal transportation system will en-
hance the mobility of people and goods 
throughout the community.   

Coordinate land use and 
transportation plans.

As the case studies illustrate, early 
planning for multiple modes of trans-
portation as an area develops is gener-
ally much easier than trying to integrate 
a new transportation system into an al-
ready developed area.  Even when plans 
for transportation improvements are 
long-term, coordinating long-term trans-
portation plans with future land use and 
development plans allows for improved 
connectivity and increased efficiencies. 

Development Patterns

Coordinate boundaries and 
desired land uses regionally.

Development tends to occur at a re-
gional scale, often irrespective of commu-
nity boundaries.  Case studies show that 
regional coordination on future growth 
areas, community boundaries, land uses, 
development patterns, and protection of 
environmental resources can help ensure 
that local actions do not result in unin-
tended impacts on other communities 
or the region.  However, the case studies 
also confirm that regional collaboration 
and local autonomy are not mutually ex-
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clusive when it comes to planning for de-
velopment patterns and future land uses.

Set the bar high for the quality 
of new development.

Several of the case study communi-
ties established high standards for the 
quality, location, and timing of new de-
velopment.  These communities under-
stand that “setting the bar high” for the 
quality and type of development will 
result in great places that are marketable 
for economic development purposes, 
more desirable to residents and visitors, 
and will likely endure a longer lifespan 
than developments of lesser quality.  
These communities have also noted that 
setting the bar high has not stalled devel-
opment activity, but rather has helped 
concentrate investments and increased 
probability for long-term success.

Consider the long-term costs of 
growth.

Most of the case studies focused on 
areas that are experiencing or expecting 
rapid growth and change.  The commu-
nities are generally open and accommo-
dating to new growth and development, 
and their experiences show that the cost 
of providing services to dispersed devel-
opment is usually higher than providing 
services to compact areas.  As several of 
the extremely high-growth communities 
struggle with the challenges of maintain-
ing expected levels of community ser-
vices and infrastructure improvements 
they now underscore the need to fully 
understand and plan for the long-term 
costs associated with development, and 
to periodically revisit and adjust these 
cost estimates as communities change.

Planning Framework

Engage in regional planning 
efforts.

In addition to regional collabora-
tion on boundaries and future land uses, 
several of the case studies focused on re-
gional efforts such as comprehensive and 
strategic plans.  Regional planning can 
occur on several different levels, ranging 
from formal projects and agreements to 
informal coordination and communica-
tion.  In either case, coordinated regional 
planning efforts have involved various 
levels of government including regional 
organizations, counties, municipalities, 
as well as chambers of commerce and 
other key stakeholders.  Efforts such as 
joint plans and studies, intergovernmen-
tal agreements, and partnerships help to 
formalize efforts and ensure adherence 
and implementation, whereas other less 
formal coordination of development re-
view processes and other routine staff-
level efforts helps to build relationships 
and maintain consistency throughout the 
region.

Coordinate capital 
improvements and provision 
of services with the timing and 
location of growth.

By coordinating plans for capital 
improvements and provision of services 
with the timing and location of desired 
growth, communities have been able to 
direct growth to appropriate areas in 
order to conserve rural character and 
maximize resources.  Capital improve-
ment and service planning on a short-
term and a long-term basis allows the 
communities to leverage often limited 
resources for capital improvements and 
services and closely align public invest-
ments with community needs and devel-
opment objectives.
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4G R E A T  P L A C ES

“Great Places. You know them when 
you see them — but how do they become 
great? All the decisions we make influ-
ence the quality of our neighborhoods, 
streets, and public spaces.”  
	 ~ American Planning Association



What Makes a 
Place Great? 
The previous chapter identifies lessons learned and common characteristics 

that have helped shape many of the case study communities into  great 
places to live, work, and play.   Understanding how these communities have 
addressed similar issues and opportunities as DeSoto County will likely 

increase the potential of the I-69/I-269 corridor becoming a great place in the future 
--an attractive, desirable place with a thriving economy, efficient transportation sys-
tem, mix of uses, and effective collaboration and communication.

DeSoto County is not alone in its efforts to understand what makes different 
places successful, unique, and great.  In recent years, numerous organizations and 
other entities have also attempted to define “what makes a great place” through 
various principles and other planning initiatives.  These organizations and different 
schools of thought include the American Planning Association’s great places pro-
gram; the concept of Smart Growth and associated principles; the New Urbanism 
movement; planning for community sustainability; and livable community initia-
tives, in addition to many others.  The key elements of each of these efforts and 
theories are described below.

Great Places in America

The American Planning Association (APA) is a non-profit organization that 
provides leadership in the planning and development of communities.  Each year 
APA recognizes great places (neighborhoods, streets, and public spaces) throughout 
the country to celebrate and recognize communities that exemplify great character, 
quality, and planning.  Guidelines help highlight some of the key characteristics APA 
looks for in identifying and selecting its great place awards.  These guidelines/char-
acteristics are summarized below.  

Characteristics of a Great Neighborhood
•	 Has a variety of functional attributes that contribute to a resident's 

day-to-day living (i.e. residential, commercial, or mixed-uses). 
•	 Accommodates multi-modal transportation. 
•	 Has design and architectural features that are visually interesting. 
•	 Encourages human contact and social activities. 
•	 Promotes community involvement and maintains a secure environment.  
•	 Promotes sustainability and responds to climatic demands. 
•	 Has a memorable character.

F O R  M O R E 
I N F O R M A T I O N

Visit the American Planning Associa-
tion’s website to learn more about its 
Great Places program:

 http://www.planning.org/greatplaces/ 
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Characteristics of a Great 
Street

•	 Provides orientation to its us-
ers, and connects well to the 
larger pattern of ways. 

•	 Balances the competing needs 
of the street — driving, tran-
sit, walking, cycling, servic-
ing, parking, drop-offs, etc. 

•	 Fits the topography and capi-
talizes on natural features. 

•	 Is lined with a variety of inter-
esting activities and uses that 
create a varied streetscape. 

•	 Has urban design or archi-
tectural features that are 
exemplary in design. 

•	 Relates well to its bordering uses 
— allows for continuous activity, 
doesn't displace pedestrians to 
provide access to bordering uses. 

•	 Encourages human con-
tact and social activities. 

•	 Employs hardscape and/or 
landscape to great effect. 

•	 Promotes safety of pedestri-
ans and vehicles and promotes 
use over the 24-hour day. 

•	 Promotes sustainability through 
minimizing runoff, reusing water, 
ensuring groundwater quality, 
minimizing heat islands, and 
responding to climatic demands. 

•	 Is well maintained, and ca-
pable of being maintained 
without excessive costs. 

•	 Has a memorable character. 

Characteristics of Great Public 
Spaces

•	 Promotes human contact 
and social activities. 

•	 Is safe, welcoming, and ac-
commodating for all users. 

•	 Has design and architectural fea-
tures that are visually interesting. 

•	 Promotes commu-
nity involvement. 

•	 Reflects the local cul-
ture or history. 

•	 Relates well to bordering uses. 
•	 Is well maintained. 
•	 Has a unique or special character. 

Smart Growth

The Smart Growth Network (SGN) 
emerged from an effort between the US 
Environmental Protection Agency with 
several non-profit and government or-
ganizations.  Formed to address ways to 
enhance the economy, protect the envi-
ronment, and increase community vitali-
ty, the network has expanded its partner-
ships to include various environmental 
groups, historic preservation supporters, 
professional organizations, the develop-
ment and real estate community, and 
other governmental entities.  The SGN 
promotes best practices that align with 
the Smart Growth Principles, listed at 
right. 

Smart Growth Principles
•	 Compact building design
•	 Create a range of housing op-

portunities and choices
•	 Create walkable neighborhoods
•	 Encourage community and 

stakeholder collaboration
•	 Foster distinctive, attrac-

tive communities with a 
strong sense of place

•	 Make development decisions 
predictable, fair and cost effective

•	 Mix land uses
•	 Preserve open space, farm-

land, natural beauty and criti-
cal environmental areas

•	 Provide a variety of trans-
portation choices

•	 Strengthen and direct de-
velopment towards ex-
isting communities 

F O R  M O R E 
I N F O R M A T I O N

Visit the Smart Growth Network’s web-
site to learn more about Smart Growth:

 http://www.smartgrowth.org 
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New Urbanism

The Congress for the New Urbanism 
(CNU) promotes walkable, mixed-use 
neighborhoods, sustainable communities 
and healthier living conditions.  The or-
ganization is supported by urban design, 
development and governmental policy 
leaders.  Major partners have included 
the US Department of Housing and Ur-
ban Development (HUD), US Environ-
mental Protection Agency, Institute of 
Transportation Engineers, Federal High-
way Administration, Natural Resources 
Defense council, and the US Green Build-
ing Council.  The founding principles of 
New Urbanism are provided below.

Principles
•	 Livable streets arranged in 

compact, walkable blocks.
•	 A range of housing choices 

to serve people of diverse 
ages and income levels.

•	 Schools, stores and other nearby 
destinations reachable by walk-
ing, bicycling or transit service.

•	 An affirming, human-scaled pub-
lic realm where appropriately de-
signed buildings define and enliv-
en streets and other public spaces.

Livable Communities

The Partners for Livable Communi-
ties provides leadership in working to 
improve the livability of communities by 
promoting quality of life, economic de-
velopment, and social equity.  More than 
1,200 individuals and groups are mem-
bers of the network, including the Na-
tional Association of Area Agencies on 
Aging, the International City and Coun-
ty Management Association, National 
League of Cities, and the National As-
sociation of Counties.  The organization 
promotes livable communities through 
training, assistance programs, publica-
tions, and research aimed at the follow-
ing areas.

Areas of Emphasis
•	 Aging in place (livable com-

munities for all ages)
•	 Culture builds communities
•	 Economic of sustainability
•	 Institutions as fulcrums of change
•	 Regionalism and new civics

Sustainability

The topic of sustainability is a grow-
ing consideration in community plan-
ning dialogues.  Various organizations 
embrace the topic of sustainability in-
cluding but not limited to the American 
Planning Association, US Green Building 
Council, the International Council for 
Local Environmental Initiatives (ICLEI 
– Local Governments for Sustainabil-
ity), and the US Environmental Protec-
tion Agency.  While each of these entities 
define sustainability differently there all 
express a commitment to the long-term 
impacts of current decisions, as well as 
some other common themes, listed be-
low.  

Themes
•	 Inter-relatedness of top-

ics and decisions
•	 Ongoing measure-

ment and monitoring
•	 Commitment to continu-

ous improvement
•	 Concern for environ-

mental health
•	 Desire for economic prosperity
•	 Consideration of quality 

of life and social equity

F O R  M O R E   I N F O R M A T I O N 

Visit the following websites for additional information:

•	 New Urbanism, http://www.cnu.org

•	 Sustainability, http://www.planning.org, http://www.usgbc.org, 
http://www.iclei.org

•	 Livable Communities, http://livable.org 
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What Do They All Have in Common?
While there are some variations between these different theories and efforts, 

there are some common themes and ideas that surface through them all. These com-
mon themes are listed below.

•	 Compact communities with a mix of land uses.

•	 Services to meet daily needs and provide activity.

•	 A range of housing opportunities and choices.

•	 Connected and walkable areas.

•	 Convenient transportation options for all types of users.

•	 Streets that are safely used by pedestrians, bicyclists, and automobiles.

•	 Visually attractive community design and unique character.

•	 Stewardship of environmental features and natural resources.

•	 Community interaction and engagement.

•	 Safe, welcoming, and accommodating communities.

•	 Opportunities for economic growth and prosperity.

•	 Coordination with others and inter-relatedness of decisions.

•	 Ongoing measurement and monitoring of progress.

Similar to the lessons learned in Chapter 3, this list of common characteristics 
addresses a range of factors that contribute to great and successful communities, 
including development patterns, land uses, community appearance, transportation 
options, planning frameworks, and economic opportunities..

Conclusion

As the case studies and planning theories in this report illustrate, great places 
do not just happen -- they are planned to be successful and great.  Planning a great 
place involves a strong vision, long-term commitment, and consideration of myriad 
factors that shape a community ranging from economic development and mix of 
land uses to transportation systems, environmental stewardship, and communica-
tion and collaboration.  

As DeSoto County works to define its vision and plan for the I-69/I-269 Inter-
national Trade Corridor, it may be helpful to periodically review this case studies 
report, particularly the lessons learned and characteristics of great places, in order 
to reflect on where DeSoto County is headed in its planning effort and to enhance 
opportunities for a successful and livable corridor and region.
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