
 



 



 



 



  



 



400 +/- ACRES WEST HARRISON COUNTY, MISSISSIPPI 
 

 
 

 

 





LEGAL DESCRIPTION 

 
The following legal description is referenced from a deed conveying ownership of the property to 

the owners, dated February 13, 1997: 

A PARCEL OF LAND CONTAINING 408.41 ACRES, MORE OR L ESS, SITUATED IN SECTIONS 27 
& 28, TOWNSHIP 7 SOUTH, RANGE 13 WEST, FIRST JUDICI AL DISTRICT, HARRISON COUNTY, 
MISSISSIPPI AND BEING THE S 1/2 OF THE NE 1/4; THE 6 1/2 OF THE NW 1/4; AND THE SE 1/4 
AND THE SW 1/4 NORTH OF THE NORTH R.O.W. OF U S 1-1 0. LESS AND EXCEPT THOSE 
PARCELS CONVEYED TO HEADRICK OUTDOOR SIGN, DEED BOO K 1003 AT PAGE 239 AND 
KEMP-YORK, DEED BOOK 1334 AT PAGE 141; ALL IN SECTI ON 28, TOWNSHIP 7 SOUTH, 
RANGE 13 WEST AND A PORTION OF THE SW 1/4 - NW 1/4 OF SECTION 27, TOWNSHIP 7 
SOUTH, RANGE 13 WEST, FIRST JUDICIAL DISTRICT OF HA RRISON COUNTY, MISSISSIPPI 
LYING WEST OF THE VIDALIA ROAD AND BEING MORE PARTI CULARLY DESCRIBED AS 
FOLLOWS: 

 
COMMENCING AT THE SOUTHWEST CORNER OF SECTION 28, T OWNSHIP 7 SOUTH, 

RANGE 13 WEST, FIRST JUDICIAL DISTRICT OF HARRISON COUNTY, MISSISSIPPI, BRING 
THE POINT OF BEGINNING; THENCE N 0001'53"E 3972.63 FEET; THENCE S 8936'04"E 5464.55 
FEET TO THE WEST MARGIN OF VIDALIA ROAD; THENCE S 1 625'56"E ALONG THE WEST 
MARGIN OF VIDALIA ROAD 1390.55 FEET; THENCE N 89"2' 6'34"W 528.25 FEET; THENCE S 
00"06'10"E 1463.30 FEET; THENCE S 8034'41"W 300-00 FEET; THENCE N 00.06'10"W 51.34 FEET; 
THENCE S 80”03’41"W 332.41 FEET; THENCE S 8109'19"W  999.91 FEET; THENCE S 80”11’33"W 
1000.06 FEET; THENCE S 7942'31"W 658.53 FEET TO THE  POINT OF CURVATURE OF A CURVE 
TO THE LEFT WITH A CENTRAL ANGLE OF 17.31'3311 AND A RADIUS OF 5999.58 FEET; 
THENCE ALONG THE ARC OF SAID CURVE 1835.17 FEET; TH ENCE S 26.56'30"E 100 FEET TO 
THE POINT OF INTERSECTION OF THE NORTH R.O.W. OF U. S. 1-10 AND THE SOUTH LINE OF 
SAID SECTION 28,- THENCE N 89.2656"W ALONG SAID SEC TION LINE 396.46 FEET TO THE 
POINT OF BEGINNING. 



NEIGHBORHOOD ANALYSIS 

 
A neighborhood is defined in The Dictionary of Real Estate Appraisal , Third Edition 1993 as: "A 

group of complimentary land uses; a congruous group ing of inhabitants, buildings, or business 

enterprises.”1 Neighborhood boundaries are defined because properties within neighborhoods tend to 

be similar in characteristics with regard to land u se, desirability, and are affected by similar physi cal, 

economic, governmental, and social forces. 

 

Location Within The County  

The subject property is located in the extreme sout hwestern portion of  Harrison County, just 

north of Interstate 10. It is located approximately  five miles north of the City Limits of Pass Christ ian. 

The subject property is geographically located as f ollows: 

 

Subject Property Location To Area Landmarks 

Prominent Landmark Distance From Subject Property 

Interstate 10/Delisle Exit Less than One Mile 

City Limits of Pass Christian  5 Miles 

St. Louis Bay 2 Miles 

Keesler Air Force Base 25 Miles 

Gulfport/Biloxi Regional Airport 19 Miles 

Interstate 10 & Highway 49  17 Miles 

                                                           
 



The nearest prominent landmark is the intersection of Interstate 10 and Delisle Road. This 

interchange is located less than one mile southwest  of the subject property. The general area is shown  

on the Neighborhood Map provided below: 

 

 

AREA MAP 

 

Land Use Patterns 

The subject property’s immediate area is approximat ely 40% built-up with a generous supply of 

vacant land available. Most of the available land i n the immediate area consists of smaller tracts 

ranging in size from small, acreage lots to over 15 0 acres. The subject property’s immediate vicinity is 

known as Delisle. Delisle is a relatively undefined  community (unincorporated) offering a rural settin g, 

yet with close proximity to employment centers and local attractions. Many of the single-family 

residences in the Delisle area are situated on lots  ranging in size from 1–5 acres. 

Commercial development in the Delisle area has been  limited to local businesses and several gas 

stations. As the area grows and the commercial supp ort base is established, commercial development is 

expected to increase. Future commercial development  in the area is expected to occur to the south, 

across Interstate 10. 

Overall, the subject neighborhood is in the initial  level of its growth stage of the neighborhood 

life cycle. As the supply of vacant land located in  the more urbanized areas to the south and east 

(Gulfport and Biloxi) is absorbed, demand for land in Delisle will continue to grow. This trend is 

expected to continue in the foreseeable future. 

 
Accessibility 



Access to the neighborhood is rated good. Several m ajor roadways intersect within the defined 

boundaries. U.S. Highway 49 (neighborhood’s eastern  boundary) is a major north-south highway route 

between Chicago and the Gulf Coast. Highway 49 with in the neighborhood boundaries is a four-lane, 

divided highway. Interstate 10 is located just sout h of the subject tract. Interstate 10 is a major 

east/west interstate connecting the West and East C oasts. 

Delisle Road intersects with Interstate 10 at a poi nt less than one mile southwest of the subject 

property. In addition, Highway 49 intersects with I nterstate 10 at a point 17 miles east of the subjec t 

property. 

Minor roads meandering throughout the neighborhood are typical two-lane, paved roadways. 

The local roads are sufficient and adequately accom modate everyday traffic. 

 

Topography and Soil Conditions  

The topography of the neighborhood is slightly roll ing with good elevation. The neighborhood has 

adequate drainage; occasionally several roads in th e neighborhood are known to flood during heavy 

downpours. These roads quickly drain and do not adv ersely affect the neighborhood as a flood-prone 

area. The soil and topography present no problems f or building most types of buildings, which is 

evidenced by the many types of buildings in the nei ghborhood. 

Adequacy & Quality of Utilities 

Because public water & sewerage is not available fo r a majority of unincorporated Harrison 

County, on-site well and septic systems are common and accepted. 

 

 

Presence of Hazardous Wastes  

As mentioned, the subject neighborhood is primarily  residential and farmland. Based upon my 

inspection of the neighborhood, discussions with re sidents, business owners, real estate agents active  in 

the area, and county officials, no known hazardous wastes adversely affect the area. 

 



NEIGHBORHOOD PHOTOGRAPHS 

 
Looking East Along Bradley Road, Subject Tract At L eft & Right 

 

 
Bradley Road Looking South, Subject At Left & Right  

 
 
 
 

ZONING AND REGULATIONS 

 
 

 



ZONING:   As of October 1, 2000, Unincorporated Harrison Co unty implemented a 

comprehensive zoning ordinance, therefore, the subj ect tract is now subject to zoning regulations. 

According to the Harrison County Zoning Office (Mr.  Patrick Bonck), the subject property is currently 

zoned “A-1,” General Agriculture District.  A copy of the Certificate of Zoning Compliance is provided in 

the Addendum. The purpose of this district is: 

 

“to provide an area primarily for farming, agricultu ral, dairying, livestock and poultry 

raising and other similar enterprises or uses. Mult iple uses of a single parcel of land are 

allowed provided such uses are consistent with uses  normally permitted in the A-I district.” 

 

AS IN MOST CASES, THE ZONING CLASSIFICATION MAY BE  UPGRADED, DEPENDING 

ON THE NATURE OF THE PROPOSED USE AND SURROUNDING P ROPERTY USES. IN 

ADDITION, PROJECT APPROVAL IS SITE SPECIFIC AND ANY  PROPOSED DEVELOPMENT 

MUST BE CHANNELED THROUGH THE APPROPRIATE AUTHORITI ES. TO MY KNOWLEDGE, A 

SPECIFIC DEVELOPMENT PLAN FOR THE SUBJECT TRACT HAS  NOT BEEN SUBMITTED TO 

THE COUNTY. 



SITE DESCRIPTION  
 
 For better visualization of this narration, please  refer to the drawings and photographs following 

this section. 

     
       AERIAL PHOTOGRAPH          GROUND-LEVEL PHOT OGRAPH 
 
LOCATION:          The subject site is located in the Delisle area of Harrison County, 

Mississippi. It is located just north of Interstate  10, between Delisle & 
Vidalia Roads. Specifically, the subject tract is l ocated in Sections 27 & 28, 
Township 7 South, Range 13 East, Harrison County, M ississippi. The tract 
has extensive frontage along Bradley & Vidalia Road s with exposure from 
Interstate 10. The parcel is situated approximately  17 miles west of the 
Interstate 10/Highway 49 interchange. 

 

ASSESSOR’S PARCEL 
NUMBERS:   021027-005.001, 021028-010.002, & 0210-28-010.003 . 
 
AREA:     395.03± gross acres (see attached partition ske tch provided by James R. 

Clark, dated 10/7/00). The size and dimensions of t he tract are referenced 
from this sketch. A formal survey is not available,  however, suggested. 

 
ROAD FRONTAGE: Vidalia Road -  1,390.55 feet 
    Bradley Road -  3,400 feet (approximate) 

See the following sketch. Road frontage is rated av erage/good. 
 
SHAPE:    The site is slightly irregular shaped and typica l of the neighborhood. The 

shape does not present a significant impediment to its development. 



SITE DESCRIPTION (Cont’d.) 
 
 
DIMENSIONS:   Irregular, see attached sketch. (subject to a fin al survey-dimensions 

referenced from the following sketch). 
 

 
 
 
INGRESS/EGRESS:  Access to the subject site is rated average/good w ith extensive frontage along 

Bradley and Vidalia Roads. The northwest corner of the subject tract is 
bisected by Bradley Road with the east portion comp rising the larger land 
area on both partitions. Bradley and Vidalia Road a t the subject site are two 
lane, bi-directional traffic flow, with asphalt pav ing. Both traffic lanes are 
accessible from the subject site. 

 
EXPOSURE/ 
VISIBILITY:  Visibility and exposure from the subject site is av erage with no physical 

obstructions. The site is located approximately 100  feet north of Interstate 
10. (see aerial photographs). 

 
TOPOGRAPHY:   The tract has rolling topography with elevations ranging from 50 feet to 75 

feet above sea level. The average elevation is appr oximately 75 feet The 
majority of the subject tract’s road frontage is ne ar road grade. A COPY OF 
THE TOPOGRAPHY MAP PROVIDED BY HARRISON COUNTY IS 
PROVIDED AT THE END OF THIS SECTION. I was not prov ided with a 
detailed wetland delineation, however, the most rec ent soil map and a 
preliminary wetland delineation indicates that the tract contains minimal 
hydric soils. 

 
    Based on the soil map and my physical inspectio n of the tract and the 

preliminary wetland delineation, it contains minima l wetlands (15% to 20%). 
The location of the hydric soils do not significant ly  hamper the development 
potential of the tract. Several small ponds and a s mall creek (drainage ditch) 
meander throughout the tract. A topography map and soil map showing the 
subject tract is provided near the end of this sect ion. 

 



DRAINAGE:              The majority of the tract appears to b e well drained. A small creek 
(drainage ditch) runs though the center of the trac t in an east/west direction. 

 
FLOOD DATA:  According to FEMA Map #285255 0160 E dated August 4, 1988, the entire 

subject tract is located in flood zone “C.” For thi s reason, special flood 
insurance will probably not  be required if the property is purchased using 
borrowed funds. A copy of the flood map is provided  near the end of this 
section. 

 
SOIL COMPOSITION:  According to the most recent soils map published b y the U.S. Department of 

Agriculture, the majority of the subject tract cons ists of non-hydric soils. 
Sample soil types (not inclusive) making up the tra ct include the following, in 
order of area covered (larger to smaller): 

 
    HIB (Harleston) 2-5% slopes – Hydric inclusive 
    PoB (Poarch) 2-5% slopes – Non-Hydric 
    SfB (Saucier) 2-5% slopes – Non Hydric 
    PoC (Poarch) 5-12% slopes – Hydric inclusive 
    At (Atmore) 0-2% slopes – Hydric 
      
    The majority of the site appears to be well sui ted for development as 

evidenced by the surrounding land uses developed on  similar soil types. A 
copy of the soil map is provided near the end of th is section. A map showing 
possible wetlands is also provided. 

 



SITE DESCRIPTION (Cont’d.) 
 
 
EASEMENTS:   No known easements significantly affect the value  of the subject site. A 30-

foot wide ingress/egress easement in favor of a sig n company (Headrick 
Outdoor Sign) runs along the western property bound ary (south of Bradley 
Road). Also, a 30-foot wide ingress/egress easement  in favor of a tower 
company (Kemp-York) runs along the southern one-hal f of the eastern 
property boundary. These two easements are located in required setback 
areas, therefore, do not present a significant impe diment to the subject 
property’s development.  

 
ENCROACHMENTS:  I was provided with a title report (commitment) da ted October 5, 2000. 

According to the title commitment, no significant r estrictions adversely 
impact the subject tract. To the best of my knowled ge, no easements, 
encroachments, or restrictions adversely  affect the site's use. However, I 
recommend a complete title search to determine whet her any adverse 
conditions exist. 

 
RESTRICTIONS:   None noted, other than various easements and zoni ng ordinance. 
 
TOXIC WASTE:   My research did not disclose that there are any h azardous wastes at the site; 

however, I am not expert in such matters and cannot  warrant that such 
hazardous materials do not exist at or near the app raised property. As 
mentioned, the subject tract has been used as farml and for many years; its 
prior use as farmland does not indicate the presenc e of toxic waste. 

 
CONCLUSION OF 
CONFORMITY:   The site is slightly irregular shaped and functio nal. The physical 

characteristics of the site are typical of the neig hborhood. The subject tract 
has been used as farmland for many years. 

 
 
 
 
 



SITE DESCRIPTION (Cont’d.) 
 
 
 
 
The subject tract’s access is rated average/good. T he subject parcels’ primary attributes include: 

 

�  Its close proximity to an Interstate 10 interchange , 

�  Its extensive road frontage along Bradley & Vidalia  Roads, 

�  Its exposure/visibility from Interstate 10, 

�  Its usable land size (many of the larger, vacant tr acts in Harrison County, north of Interstate 10, 

contain substantial wetlands). 



 
 
 
 



 



 



 



 
 
 
 
 
 



 

 



 



 


