
 

May 14, 2025 Planning Commission Meeting Agenda 
May 14, 2025 at 5:30 PM 

 598 Main Street, Bay St. Louis, MS 39520 

 

Call to Order 

Minutes Approval 

1. Motion to approve the Minutes of April 16, 2025. 

Action Items 

2. GRAFF - Application for Variance to the Zoning Ordinance Submitted by Adam and 

Regina Graff. The applicants are wanting to construct a dwelling on the property. The 

applicants are requesting a variance of 10', resulting in a 15' setback to the front yard. 

The property is located at 4137 Cardinal Drive, Parcel Number 135N-1-39-233.000, 29 

& 30 BLK 615 UN 6 ADD 3 SHORELINE PARK and is zoned R-1A Residential Single 

Family District. 

3. AJAX LLC - Application for Special Use District. The applicant is requesting a Special 

Use District to allow the use of Recreational Vehicle Park located on Chapman Road. 

Parcel 138H-0-46-028.000, Legal Description PT GADON TOULME CLAIM PT SE 1/4 

SEC 27-8S-14W and is zoned R-1A Single Family District. 

4. PHIL SIM PROPERTIES - Application for Variance to the Zoning Ordinance Submitted 

by Jason Phillips with Phil Sim Properties. The applicant is wanting to construct a 

dwelling on the property. The applicant is requesting a variance of 1', resulting in an 

11' setback to the side yard on the Alabama Street side of the proposed dwelling. The 

property is located at 5051 Georgia Street, Parcel Number 139A-0-40-099.001, 1 BLK 

314 UN 3 ADD 1 SHORELINE PARK S/D and is zoned R-1A Residential Single 

Family District. 

5. DYESS – Application for variance to the zoning ordinance submitted by Larry Dyess 

Jr. The applicant is requesting to subdivide one parcel into two new parcels of land. 

Both parcels will not meet the required lot area or lot width. Parcel 1 will need a 
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variance of 932 sq ft, resulting in 11,068 sq ft. to the minimum lot area and a variance 

of 26', resulting in a total of 74' to the minimum lot width. Parcel 2 will need a variance 

of 938 sq ft, resulting in 11,062 sq ft to the minimum lot area and a variance of 26', 

resulting in a total of 74' to the minimum lot width. The property is located at 118 

Engman Avenue. Parcel 136H-1-37-021.000; 5J, REAR FIRST WARD and is zoned 

R-1 Single-Family District. 

6. STIEFFEL & LIOKIS – Application for variance to the zoning ordinance submitted by 

Stieffel and Liokis. The applicants are wanting to reconfigure two parcels into one new 

parcel of land. The new parcel will meet the required lot area; however, the applicant is 

requesting a variance of 21.4' resulting in a total of 78.6' to the minimum lot width. The 

property is located on the 400 block of Sycamore Street. Parcel149M-1-30-126.001; 

186 & E 18.6 OF 187 3RD WARD BAY ST LOUIS and 137J-0-44-053.000; 

100C,108,109B,110,111 3RD WARD BAY ST LOUIS. The property is zoned R-1 

Single-Family District.  

7. STIEFFEL & LIOKIS – Application for variance to the zoning ordinance submitted by 

Matt Stieffel and Louie Liokis. The applicants are wanting to reconfigure three parcels 

into new parcels of land. Parcel A will need a variance of 40' resulting in a total of 60' 

to the minimum lot width and Parcel B will need a variance of 41', resulting in a total of 

59' to the minimum lot width. The property is located on the 500 Block of St Francis 

Street.  Parcel 137J-0-44-057.000; 100D 3RD WARD BAY ST LOUIS and 137J-0-44-

053.000; 100C,108,109B,110,111 3RD WARD BAY ST LOUIS and Parcel 137J-0-44-

056.000; 109A 3RD WARD BAY ST LOUIS. The property is zoned R-1 Single-Family 

District. 

8. BELLAMARE DEVELOPMENT – Application for minor Site Plan Review for a 

convenience store and filling station with an attached coffee shop submitted by 

Bellamare Development. The property in question is located at 1083 HWY 90 and is 

identified on the Hancock County Land Rolls as Parcel No. 137F-2-26-009.000 (Legal 

Description: PT 88 J BOUQUIE CL (BUS) HWY 90) and Parcel No. 137F-2-26-

010.000 (Legal Description: PT 89 J BOUQUIE CL 26-8-14). The property is zoned C-

3 Highway Commercial District. 

9. *WITHDRAWN* WILLIAMS - A public hearing for a minor site plan review of a 

commercial structure that will be used for a dog daycare, boarding facility, and 

apartment. The property in question is located at 297A HWY 90, Bay St Louis and is 
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identified on the Hancock County Land Rolls as Parcel 149D-1-21-011.003 and 

described as PT 233 & 236 1ST WARD BAY ST LOUIS. The property in question is 

zoned C-1, Central Business District.  

10. Motion to recommend the Bay St Louis City Council approve and implement Tax 

Increment Financing Redevelopment Plan, Bay St. Louis, Mississippi, 2025 conforms 

with the comprehensive plan of the City of Bay St. Louis adopted on July 02, 2024. 

Adjourn 

11. Motion to adjourn the meeting of May 14, 2025. 
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Planning and Zoning Meeting Minutes 
April 16, 2025 at 5:30 PM 

 598 Main Street, Bay St. Louis, MS 39520 

 

Call to Order 

PRESENT 

Chairman Amy Doescher 

Commissioner John Romano 

Commissioner Dean Agee 

Commissioner Mikayla Brown 

Commissioner MJ Krankey 

ABSENT 

Commissioner Clark Breland 

Commissioner Chet LeBlanc 

 

Minutes Approval 

 

1. Motion to approve the minutes of March 12, 2025. 

Motion made by Commissioner Krankey, Seconded by Commissioner Romano. 

Voting Yea: Chairman Doescher, Commissioner Romano, Commissioner Agee, 

Commissioner Brown, Commissioner Krankey 

APPROVED 

 

Action Items 

 

2. SELLERS - Application for Variance to the Zoning Ordinance Submitted by Rick 

Sellers. The applicant wants to  construct a carport in front of the  dwelling. The 

applicant requests a front yard variance of 11’ resulting in a 14’ setback to the front 

yard.  The property is located at 11080 New York Street,  Parcel Number 135N-2-39-

093.000; 54 BLK 337 UN 3 ADD 1 SHORELINE PARK. The property is zoned R-1A 

Residential Single Family. 

Rick Sellers spoke representing the application. 

Motion made by Commissioner Brown, Seconded by Commissioner Romano. 

Voting Yea: Chairman Doescher, Commissioner Romano, Commissioner Brown, 

Commissioner Krankey 

Voting Nay: Commissioner Agee 

APPROVED 
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3. YOUNG - Application for Variance to the Zoning Ordinance Submitted by Randy 

Young.  The application is adding an addition to the rear of the existing dwelling.  The 

application requests a variance of 9'9", resulting in a 10'3" setback to the rear 

yard.  The property is located at 135 DeMontluzin Avenue, Parcel Number 149F-0-29-

209.000; 17 & 18 Beach Front Subdivision. The property is zoned R-2 Residential 

Two-Family.  

Randy Young spoke representing the application.  

Motion made by Commissioner Krankey, Seconded by Commissioner Agee. 

Voting Yea: Chairman Doescher, Commissioner Romano, Commissioner Agee, 

Commissioner Brown, Commissioner Krankey 

APPROVED 

 

4. CORBITTNICAUD LLC - Application for minor Site Plan Review for a Boutique 

Hotel submitted by Merritt Nicaud. The property in question is located at 105 North 

Beach Blvd is identified on the Hancock County Land Rolls as Parcel No. 149L-0-29-

035.000 legal description as 510 1ST WARD BAY ST LOUIS and parcel NO 149L-0-

29-036.000 Legal District PT 512 1ST WARD BAY ST LOUIS. The property is zoned 

C-1, Central Business District. 

TABLED 

 

5. BELLAMARE DEVELOPMENT – Application for minor Site Plan Review for a 

convenience store and filling station with an attached coffee shop submitted by 

Bellamare Development. The property in question is located at 1083 HWY 90 and is 

identified on the Hancock County Land Rolls as Parcel No. 137F-2-26-009.000 (Legal 

Description: PT 88 J BOUQUIE CL (BUS) HWY 90) and Parcel No. 137F-2-26-

010.000 (Legal Description: PT 89 J BOUQUIE CL 26-8-14). The property is zoned C-

3 Highway Commercial District. 

TABLED 

 

Adjourn 

6. Motion to adjourn the meeting of April 16, 2025. 

Motion made by Commissioner Agee, Seconded by Commissioner Romano. 

Voting Yea: Chairman Doescher, Commissioner Romano, Commissioner Agee, 

Commissioner Brown, Commissioner Krankey 

APPROVED 
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____________________________________________________________________ 

Amy Doescher, Chairman                           Date 

 

____________________________________________________________________ 

Caitlin Bourgeois, Secretary       Date 
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TO:​       Planning and Zoning Commission 
                  City of Bay St. Louis 
 
RE:      4137 Cardinal Street 

  135N-1-39-233.000 
    29 & 30 BLK 615 UN 6 ADD 3 SHORELINE PARK 
 

 
 
HEARING DATE: May 14, 2025 
 
I reviewed Adam and Regina Graff's application for a Variance to the Zoning Ordinance. 
The property is 4137 Cardinal Street, in the R-1A Single Family District. The district 
requires a 25-foot front yard setback, an 8-foot side yard setback, and a 10-foot rear yard 
setback since the property is on a canal. 
 
The applicant requests a front yard to construct a dwelling. 
 
Front Yard Setback:  
Required: 25’ 
Proposed Distance of rear yard: 15’ 
Variance Request: 10’ 
 
The administration recommends approving of the variance. 

-​ The parcel is at the dead end of Cardinal so that it will be the last house on 
Cardinal Street 

-​ The house will be 25’ from the road edge, so just passing by, the house will appear 
to have a 25’ setback.   

-​ The rear property line is in the canal, so a 10-foot rear yard setback will nearly put 
the piles in the canal.  

-​ The zoning department received a letter of support from 8 neighbors in the public 
notice area.  

 
If there is anything else I can help with in this matter, please feel free to call my office at 
228-466-5516. 
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TO:   Planning and Zoning Board​
       City of Bay St. Louis 

RE:   10160 Chapman Road​
     138H-0-46-028.000​
     Legal Description: PT GADON TOULME CLAIM PT SE 1/4 SEC 
27-8S-14W 

HEARING DATE: May 14, 2025 

I reviewed Rust Enterprises’ application for a Special Use District. The property is 10160 
Chapman Road, located in the R-1A Single Family District. 

The applicant is requesting approval for a Special Use District to allow the use of a 
Recreational Vehicle Park. 

It is important to note that this property previously had a Special Use District overlay 
approved for a Recreational Vehicle Park under a former owner. However, the previous 
owner did not develop the park, and the overlay has since expired.​
​
It is important to note that this property previously had a Special Use District overlay 
approved for an RV Park under a former owner. However, the park was never developed, 
and the overlay has since expired. 

The proposed RV Park is defined under the Zoning Ordinance as follows: 

●​ Section 302.124 – Recreational Vehicle Park: A recreational vehicle park primarily 
occupied by recreational vehicles, including seasonal tourist facilities.​
 

●​ Section 302.123 – Recreational Vehicle: A vehicular type unit primarily designed 
as temporary living quarters for recreation, camping, or travel use, which either 
has its own motor power or is mounted on or drawn by another vehicle. This 
includes travel trailers, camping trailers, and motor homes. Recreational vehicles 
shall not be used as permanent dwellings and must be located in a designated RV 
park unless being stored on property that includes a primary dwelling.​
 

According to the application, the proposed RV Park will include paved streets and 
lighting, as well as amenities like a swimming pool, lazy river, pickleball courts, and 
open space. 
 

The developer has indicated that the investment to develop this RV Park will be 
approximately $5,000,000. Engineering has begun. Following approval of the Special 
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Use District, the developer will return for Major Site Plan Review, with an anticipated 
opening for the project by Labor Day 2026. The project financing is in place. 

In accordance with Section 1008 of the Bay St. Louis Zoning Ordinance, the applicant 
will be required to return for a Major Site Plan Review. At that time, a detailed site plan 
must be submitted demonstrating compliance with the following standards for RV Parks: 

●​ RV Parks must remain distinct from Manufactured Home Parks.​
 

●​ Each RV site must be at least 1,500 square feet in size, with no more than 15 sites 
per acre.​
 

●​ Each site must be at least 15 feet wide and provide a 12 ft. x 30 ft. hard-surfaced 
or graveled parking pad.​
 

●​ A minimum of 1.5 parking spaces must be provided per site, with at least one 
on-site space.​
 

●​ A 12-foot-wide graveled path must connect the road to each pad.​
 

●​ The park must include a 6-foot opaque screen along all adjoining uses and lower 
hedge landscaping along any street-facing sides.​
 

●​ Utilities must include electric, water, sewer, and solid waste service. Common 
restroom and shower facilities are required for sites that allow RVs without 
internal facilities.​
 

●​ The maximum occupancy for any RV site is 180 days.​
 

●​ No permanent structures are to be installed at RV sites, aside from accessory 
structures for park management or recreational use.​
 

●​ Any additional conditions deemed necessary by the City Council to ensure 
compatibility with the neighborhood may also be applied.  

(SECTION 1008: RECREATIONAL VEHICLE PARKS BSL ZONING 
ORDINANCE) 

-​ A resort RV Park is highest and best use of the property versus single 
family housing. The low elevation of this ground makes it prohibitive to 
typical single-family residential use. 
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-​ The proposed RV Park will enhance recreational use for the City of Bay St. Louis, 
mainly due to its proximity to the BAYS soccer fields and a 9-acre property of 
Hancock County, both of which are public and recreational in nature. 

 
-​ The project will increase property tax revenues in the area, converting the property 

from its current annual tax base of $1,583 to a much higher taxable value upon 
completion. 

 

-​ Longfellow Road will provide traffic access, located within a commercial district 
and will not impact residential neighborhoods, keeping the character of 
neighboring residential neighborhoods intact. 

 

If I can be of any further assistance in this matter, please feel free to call my office at 
228-466-5516. 

-​  Jeremy Burke 
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Geoportal Map

DISCLAIMER: Any user of this map product accepts its faults and assumes all responsibility for the use thereof, and further agrees to hold Hancock County harmless from and against any
damage, loss or liability arising from any use of the map product. Users are cautioned to consider carefully the provisional nature of the maps and data before using it for decisions that
concern personal or public safety or the conduct of business that involves monetary or operational consequences. Conclusions drawn from, or actions undertaken, on the basis of such
maps and data, are the sole responsibility of the user.

0 150 300ft

27

Item # 3.



28

Item # 3.



29

Item # 3.



30

Item # 3.



Proposed Development Overview

BAY ST. LOUIS RV RESORT
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Location Overview

10160 Chapman Road 

Bay St. Louis, MS

Planned Opening:

Labor Day 2026

Ground Breaking:

Summer 2025

Due to elevation and street

width, the only feasible use of

this parcel is a recreational

vehicle area. Our intent is to

construct a Class A high end

luxury RV resort. This would be

the highest quality use of the

parcel pictured. 
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Concept Overview

Sites: 200

Lot Sizes:

70x25 Back In (180)

100x25 Pull Through (20)

Paved Portions:

70x12 Back In (180)

100x12 Pull Through (20)

Trailer Portion:

45x12 Back In (180)

75x12 Pull Through (20)

Parking Portion:

25x12 (200)

Misc Parking Spaces 
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HIGHLIGHTS

This RV Resort will feature 200 full hookup sites, picnic

tables, eastern red cedar trees throughout, a swimming

pool with lazy river, beach, and hot tub, two pickle-ball

courts, playground, dog park, green areas and more!

Rules: 

Quiet Hours between 9pm-9am

No Large Dog Breeds

No campers in disrepair

No debris or personal items in camping area

Recreational use only

No Manufactured Housing

Planned Investment: $5,000,000

Renderings:
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COMMUNITY IMPACT

We already have plans to work closely with Bay Area

Youth Soccer to provide discounted site rentals for

traveling soccer teams as well as day pass use for our

amenities to youth soccer teams to allow the cities youth

league to begin hosting their own soccer tournaments.

Also planned are local food truck roundups and our

participation in the Bay St. Louis parades and festivals. 
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MY EXPERIENCE

https://www.linkedin.com/in/chandler-

rust-343172145/

Chandler Rust

Owner/Operator/Developer

Other Parks:

Valley View - Duncan, Arizona

Camp Bravo - Okeechobee, Florida

Park Lake - Okeechobee, Florida

Big Mesquite - Three Rivers, Texas

Pine Meadows - Blytheville, Arkansas

Shearin - Blytheville, Arkansas

River Hill - Brownsville, Tennessee
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CLOSEST COMPARABLE
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Previous Special Use

Permit was approved

for this parcel for the

same use. 
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TO:​       Planning and Zoning Commission 
                  City of Bay St. Louis 
 
RE:      5051 Georgia Street 

139A-0-40-099.001 
 1 BLK 314 UN 3 ADD 1 SHORELINE PARK S/D 

 
 
HEARING DATE: May 14, 2025 
 
I reviewed Phil Sim Properties' application for a Variance to the Zoning Ordinance. 
The property is at 5051 Georgia Street, in the R-1A Single-Family District. The 
R-1A district requires a 25-foot front yard setback, an 8-foot side yard setback, and 
a 20-foot rear yard setback.  The property is on the corner lot. Therefore, the side 
yard setback on the Alabama Street side of the property is 12 feet. ​
 
The applicant requests a side yard setback on the Alabama Street side of the house 
for the dwelling.​
 
Side Yard Setback:  
Required: 12’ (corner lot) 
Proposed Distance of side yard: 11’ 
Variance Request: 1’ 
 
The administration recommends approval of the variance. 

-​ The subcontractor has already put the piling in the ground, and the 
contractor believes the footer was put 11’5”  from the side yard property 
line. 

-​ The property owner is requesting that in case the contractor accidentally 
placed the footer in the wrong location. 

-​ The location of the house will not obstruct sight lines at the stop sign turning 
onto Alabama Street. 
 

 
If I can be of any further assistance, please call my office at 228-466-5516. 
 
 
 
Jeremy L Burke 
Zoning Administrator 

39

Item # 4.



 

40

Item # 4.



41

Item # 4.



42

Item # 4.



43

Item # 4.



44

Item # 4.



45

Item # 4.



46

Item # 4.



47

Item # 4.



TO:​
 Planning and Zoning Commission​
 City of Bay St. Louis 

RE:118 Engman Avenue​
 ​ Parcel 136H-1-37-021.000​
​ Legal Description:  5J, Rear First Ward, Bay St. Louis 

HEARING DATE: May 14, 2025 

I have reviewed the variance application submitted by Larry Dyess Jr. The applicant will be 
requesting to subdivide one existing parcel into two new parcels of land. The property lies within 
the R-1 Residential Single-Family zoning district, which requires a minimum lot area of 12,000 
sq ft and a minimum lot width of 100 feet. 

The variance requests for the properties that will be requested to be subdivided are as follows: 

Parcel 1:​
 Minimum Lot Area: 12,000 sq ft​
 Proposed Lot Area: 11,068 sq ft​
 Variance Needed: 932 sq ft 

Minimum Lot Width: 100 ft​
 Proposed Lot Width: 74 ft (can’t be changed)​
 Variance Needed: 26 ft 

Parcel 2:​
 Minimum Lot Area: 12,000 sq ft​
 Proposed Lot Area: 11,062 sq ft​
 Variance Needed: 938 sq ft 

Minimum Lot Width: 100 ft​
 Proposed Lot Width: 74 ft (can’t be changed)​
 Variance Needed: 26 ft 

The administration recommends denying the variance.  

-​ The new parcels will be similar to neighboring properties and almost the same size as 116 
Engman and 120 Pogo (the adjacent parcels) 

-​ The new parcels are large enough for a dwelling to be easily constructed in the future, 
which wouldn’t require variances for front, rear, or side setbacks. But no house plans for 
what would be constructed on the property exist 
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-​ The width of the parcel can’t be changed 

​
 

Please feel free to contact my office if I can further assist in this matter. 

Jeremy L Burke​
 Zoning Administrator 
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Caitlin Bourgeois <cthompson@baystlouis-ms.gov>

Zoning ordinace variance application.
2 messages

Harold Bragg <bragghe@hotmail.com> Sun, May 11, 2025 at 6:17 PM
To: "cthompson@baystlouis-ms.gov" <cthompson@baystlouis-ms.gov>, Jeremy Burke <jburke@baystlouis-ms.gov>

I am writing to say I am against the variance for the property located at 118 Engman Ave. (parcel 136H-1-
37-021.000;5J. I will not be able to attend the public hearing. I hope you can take my objection into account.
I have no problem with variances of a few feet to allow someone to add a on to an existing home. This is
much different. This will take one lot that meets the minimum size and make two that do not meet it. If this
is done, I see no reason to have a minimum lot size in the ordinance.

Thanks,
Harold Bragg
328 Julia St.
Bay St. Louis

Jeremy Burke <jburke@baystlouis-ms.gov> Mon, May 12, 2025 at 8:14 AM
To: Harold Bragg <bragghe@hotmail.com>
Cc: "cthompson@baystlouis-ms.gov" <cthompson@baystlouis-ms.gov>

Received 

Thank you
[Quoted text hidden]
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Caitlin Bourgeois <cthompson@baystlouis-ms.gov>

Re: Request for Variance for 118 Engman Avenue
2 messages

christie andrasadvertising.com <christie@andrasadvertising.com> Mon, May 12, 2025 at 6:44 PM
To: "jburke@baystlouis-ms.gov" <jburke@baystlouis-ms.gov>, "cthompson@baystlouis-ms.gov" <cthompson@baystlouis-
ms.gov>

 May 12, 2025

Dear Mr. Burke & Mrs. Thompson,

We received a public hearing notice from Bay Saint Louis Planning & Zoning
Commission in regards to 118 Engman Avenue. The applicant would like to
divide one parcel into two new parcels. 

We respectfully request that the application for variance be denied. I like, most
homeowners have made a significant investment based on the city zoning as
well as other factors in the purchase / investment selection of our homes. We
count on the city government to uphold the zoning when we make a purchase.
Our expectation is that the city zoning is stable… and not changed at the whim
of neither an individual homeowner nor a larger entity that makes a purchase. 

If we create a density nightmare how does that benefit those who live here.  I
am certainly not opposed to growth, but I AM opposed to irresponsible growth.
Before the commission approves variances, they should consider the roads
have not changed or expanded. A review of the architect’s renderings or
developers plans for the land must be taken into account for the size of the land
and the variance requested. 

The most fundamental consideration for approving a developers  request is
that it will be of benefit for the current citizens - the people impacted by the
change in the surrounding area(s) and the city. The current request will not
benefit the current residents, like ourselves.  Our concern is the approval could
have a snowball effect for additional like requests, doubling the homes in our
neighborhood. 

Thank you for your consideration in advance. If you would like to discuss
further, I can be reached at 504-722-8960. 

Christie & Beau Royster
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118 Pogo Road & 114 Engman Avenue 
Bay Saint Louis, MS 

The information contained in this email (including attachments), is covered by the
Electronic Communications Privacy Act, 18 U.S.C. 2510-2521, is confidential and is
intended only for the use of the individual(s) named above or "copied" below.  If you are not
an intended recipient, you are hereby notified that any retention, dissemination, distribution
or copying of this document is strictly prohibited.  If you have received this document in
error, please immediately notify the sender by telephone (504) 722-8960 and destroy the
received email document in its entirety.

Jeremy Burke <jburke@baystlouis-ms.gov> Tue, May 13, 2025 at 8:05 AM
To: "christie andrasadvertising.com" <christie@andrasadvertising.com>
Cc: "cthompson@baystlouis-ms.gov" <cthompson@baystlouis-ms.gov>

Received

[Quoted text hidden]
--
Jeremy Burke 
Zoning Administrator/Historic Preservation Commission Coordinator/Community Affairs
City of Bay St Louis
228-466-5516
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Caitlin Bourgeois <cthompson@baystlouis-ms.gov>

Variance Change Request for 118 Engman Avenue
1 message

Tracy Oldfather <jto.beachhouse@gmail.com> Tue, May 13, 2025 at 4:36 PM
To: "cthompson@baystlouis-ms.gov" <cthompson@baystlouis-ms.gov>

Dear Ms Thompson,

RE:  Request for variance change of 118 Engman Avenue

We received a public hearing notice concerning a request for variance changes of 118 Engman Avenue from the Bay St.
Louis Planning & Zoning Commission.  The landowner is requesting to subdivide one parcel into two new parcels; which
in turn will result in neither parcel meeting the lot area or lot width.  The applicant was aware of the variances when the
property was purchased.  We are opposed to this request for variance changes and respectfully ask that the application
for variance change and subdividing would be denied.  This request would not serve our neighborhood's best interest.  

We purchased our property in this specific area because of the generous lot and home sizes as well as the zoning
factors.  This was/is a considerable investment for us.  Subdividing and changing the variances to create much smaller
parcels will then produce smaller builds which will affect the value of  our and other residences' properties.  In addition,
this desire to subdivide could spark others to do the same, resulting in a congested neighborhood.  These smaller homes
could be changed to possible vacation rental type homes.  We did not purchase property here for such a neighborhood.

Are the treasured properties of our quiet neighborhood being bought up by those who will not live and contribute to our
community?  We hope the Bay St. Louis Planning & Zoning Commission will protect the existing zones and variances for
the benefits of the voting citizens.  Thank you for your attention and consideration,

John & Tracy Oldfather
501 Blakemore St.
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Caitlin Bourgeois <cthompson@baystlouis-ms.gov>

Ordinance for 118 Engman
1 message

Kyla Van Haitsma <kylavanhaitsma@gmail.com> Wed, May 14, 2025 at 2:26 PM
To: "cthompson@baystlouis-ms.gov" <cthompson@baystlouis-ms.gov>, "jburke@baystlouis-ms.gov" <jburke@baystlouis-
ms.gov>

Kyla VanHaitsma 
120 Pogo Rd
 Bay St Louis, MS 39520
228-547-2233
Neighboring lot to purposed lot

May 14th 2025

City of  Bay St Louis
Planning and Zoning Department

RE: Opposition to Variance Request for Adjacent Property

Dear Planning and Zoning Board,

As a resident and concerned neighbor of the property located adjacent to 118 Engman Dr. Parcel number # 136H-1-37-
021.00. I am writing to formally express my opposition to the requested variance currently under review.

According to the application, the proposed variance seeks approval for a lot size of only 938 square feet. The minimum
requirement for lot size in our area is 11,062 square feet. This means the proposed lot is approximately 92% smaller than
the required minimum—a significant and substantial deviation from zoning standards.

I believe granting this variance would negatively impact the integrity and character of our neighborhood. Approving such
an extreme exception could set a precedent that may lead to further encroachments on zoning requirements, potentially
affecting property values, increasing density beyond what our infrastructure supports, and altering the established
residential nature of our community.

While I understand that variances are sometimes necessary to accommodate unique circumstances, I do not believe this
request represents a minor or reasonable adjustment. Instead, it constitutes an excessive deviation that undermines the
purpose of our zoning regulations, for solely monetary gains for Mr. Larry Dyess Jr. 

I respectfully urge the board to deny this variance request and respect the integrity of the current law. 

Thank you for your time and attention to this matter.

Please read this letter in full to the board as I am regretfully unable to attend this evenings board meeting. Thank you. 

Sincerely,
Kyla L VanHaitsma 
120 Pogo Rd, Bay St Louis, MS 39520
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TO:   Planning and Zoning Commission​
       City of Bay St. Louis 

RE:  400 Block of Sycamore Street    

Parcel 149M-1-30-126.001​
  186 & E 18.6 OF 187 3RD WARD BAY ST LOUIS 

      Parcel 137J-0-44-053.000​
       100C, 108, 109B, 110, 111 3RD WARD BAY ST LOUIS 

HEARING DATE: May 14, 2025 

I have reviewed the variance application submitted by Matt Stieffel and Louie Liokis. The 
applicants are proposing to reconfigure two existing parcels into one new parcel. The resulting 
parcel will comply with the required minimum lot area; however, the applicants request a lot 
width variance. 

The property is located in the R-1 Residential Single-Family zoning district, which requires a 
minimum lot width of 100 feet. The proposed reconfiguration will result in a lot width of 78.6 
feet, necessitating a variance of 21.4 feet. 

This proposed configuration requires the following variance: 

-​ Minimum Lot Width: 100’ 
-​ Proposed Lot Width: 78.6’ 
-​ Variance Needed: 21.4’ 

It is the recommendation of the administration to approve the variance request submitted by Matt 
Stieffel and Louie Liokis based upon the following 

-​ This will still have to go before the sketch and final plat approval.   
-​ The lot width currently exists, it can’t be made any larger 
-​ This will allow a house to be constructed on the property without any setback variances.  
-​ The variance approval will help the property become more conforming. However, it is 

important to note that this property can never be completely conforming, as the property 
owners cannot increase the lot width. 

 
 

Jeremy L Burke​
 Zoning Administrator 
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Current Lot / Parcel Configuration:
5 Single Family Lots

2

3

4

5

1
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Proposed Re-subdivision:
4 Single Family Lots
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TO:   Planning and Zoning Commission​
       City of Bay St. Louis 

RE:  500 Block of St. Francis Street​
      Parcel 137J-0-44-057.000​
      100D 3RD WARD BAY ST LOUIS​
      Parcel 137J-0-44-053.000​
      100C, 108, 109B, 110, 111 3RD WARD BAY ST LOUIS​
      Parcel 137J-0-44-056.000​
      109A 3RD WARD BAY ST LOUIS 

HEARING DATE: May 14, 2025 

I have reviewed the variance application submitted by Matt Stieffel and Louie Liokis. The 
applicants are proposing to reconfigure three existing parcels into new parcels of land. The 
property is located in the R-1 Residential Single-Family zoning district, which requires a 
minimum lot width of 100 feet. The proposed reconfiguration will result in two parcels (Parcel A 
and Parcel B) that do not meet the required minimum lot width and therefore require variances. 

This proposed configuration requires the following variances: 

Parcel A​
 Minimum Lot Width: 100’​
 Proposed Lot Width: 60’​
 Variance Needed: 40’ 

Parcel B​
 Minimum Lot Width: 100’​
 Proposed Lot Width: 59’​
 Variance Needed: 41’ 

It is the recommendation of the administration to approval the variance request submitted by 
Matt Stieffel and Louie Liokis based upon the following 

-​ This will allow a house to be constructed without any setback variances.  
-​ The lot width currently exists; it can’t be made any larger 
-​ This will still have to go before the sketch and final plat approval.   
-​ Matt Stieffel and Louie have five parcels that they will reconfigure into four parcels.  The 

only structures that can be constructed on these new configured properties are 
single-family houses (no multi-family or duplexes). 

Jeremy Burke 
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TO:​
 Planning and Zoning Commission​
 City of Bay St. Louis 

RE:​
1083 Hwy 90​
Parcel No. 137F-2-26-009.000​
Legal Description: PT 88 J BOUQUIE CL (BUS) HWY 90​
Parcel No. 137F-2-26-010.000​
Legal Description: PT 89 J BOUQUIE CL 26-8-14 

Hearing Date: March 12, 2025​
 

Application for a Minor Site Plan Review submitted by Bellamare Development. The application 
site plan is for a new convenience store and gas station with an attached coffee shop at the 
property located at 1083 Hwy 90. The property is zoned C-3 Highway Commercial District. 

The administration recommends TABLE this minor site plan review.  

City Engineering is still reviewing drainage calculations.  

If I can be of any further assistance in this matter, please feel free to contact my office at 
228-466-5516. 

Jeremy L. Burke​
 Zoning Administrator 
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SCALE:
EXISTING CONDITIONS1

C001 1" = 20'

1. CONTRACTOR SHALL VERIFY LOCATIONS OF ALL PROJECT
RELATED UTILITIES, BURIED AND ABOVE GROUND, REGARDLESS
OF INCLUSION ON THESE PLANS. THE LOCATIONS OF ANY EXISTING
UTILITIES SHOWN ARE APPROXIMATE ONLY.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DETERMINING
THE EXACT LOCATION OF ALL EXISTING UTILITIES BEFORE
COMMENCING WORK.

3. ALL CONTRACTOR DAMAGED UTILITIES SHALL BE REPAIRED AT
THE CONTRACTOR'S EXPENSE.

UNDERGROUND UTILITY NOTES

THIS SURVEY IS PROVIDED FOR
INFORMATIONAL PURPOSES ONLY!

CONTRACTOR SHALL CONSULT ORIGINAL SURVEY FOR ANY
PROPERTY INFORMATION AND EXISTING CONDITIONS
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BAYOU GALLERIE STREET

WASHINGTON STREET
U.S. HIGHWAY 90 (W

EST BOUND)

30" OAK

STORE
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FFE: 21.15

COFFEE
SHOP
800 SF

BOTTOM ELEV: 15.00
TOP ELEV: 18.00
100 ELEV: 16.80

DENOTES EXISTING GRADE CONTOUR
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DENOTES STORMWATER FLOW
DIRECTION

DENOTES PERIMETER CONTROLS

DENOTES INLET PROTECTION

DENOTES TREE PROTECTION

100.00

100

SWPPP LEGEND

SCALE:
EROSION AND SEDIMENT CONTROL PLAN1

C110 1" = 20'

.

.ELEV =
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EROSION
AND

SEDIMENT
CONTROL

PLAN

C110

SWPPP NOTES
1. THE CONTRACTOR SHALL MAINTAIN EROSION AND SEDIMENT

CONTROLS DURING THE ENTIRE COURSE OF WORK TO PREVENT ANY
SEDIMENT FROM LEAVING THE CONSTRUCTION SITE AND ENTERING
ROADWAYS, STORM DRAINS SYSTEMS, DITCHES, SWALES, DETENTION
BASINS, LOCAL WATER BODIES, AND/OR ADJACENT PROPERTIES.

2. EROSION AND SEDIMENT CONTROL MEASURES SHALL BE INSTALLED
PRIOR TO EXPOSING ANY SOIL.

3. CONTRACTOR SHALL STAGE, TIME AND SEQUENCE CONSTRUCTION
TO MINIMIZE THE SIZE OF EXPOSED SOIL AREAS AND THE TIME
BETWEEN EXPOSING THE SOIL AREA AND FINISHING THE SOIL AREA.

4. PERIMETER CONTROLS SHALL BE CONSTRUCTED OF SILT FENCE
AND/OR APPROVED BMP'S AT LOCATIONS SHOWN ON THE PLANS OR
AS DIRECTED BY THE ARCHITECT.

5. ALL INLETS WITHIN THE CONTRACTOR'S LIMITS OF WORK SHALL BE
PROTECTED WITH APPROVED EROSION AND SEDIMENT CONTROL
MEASURES.

6. CONTRACTOR SHALL PROVIDE VEGETATION FOR AREAS WHERE SOILS
HAVE BEEN DISTURBED.

7. THE CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ANY
SEDIMENT THAT MIGRATES INTO THE STORM DRAIN SYSTEM. ANY
SEDIMENT THAT HAS MIGRATED OFF OF THE PROJECT SITE SHALL BE
REMOVED IMMEDIATELY UPON DISCOVERY.

8. TEMPORARY EROSION AND SEDIMENT CONTROLS SHALL REMAIN
FUNCTIONAL UNTIL PERMANENT EROSION AND SEDIMENT CONTROLS
(SUCH AS PERMANENT GRASSING, PAVEMENT, ETC.) HAVE BEEN
ESTABLISHED.

9. ALL EROSION CONTROL DEVICES SHALL BE PROPERLY MAINTAINED
DURING ALL PHASES OF CONSTRUCTION ACTIVITIES AND ALL
DISTURBED AREAS HAVE BEEN STABILIZED. ADDITIONAL CONTROL
DEVICES MAY BE REQUIRED DURING CONSTRUCTION IN ORDER TO
CONTROL EROSION AND/OR OFFSITE SEDIMENTATION. ALL
TEMPORARY CONTROL DEVICES SHALL BE REMOVED ONCE
CONSTRUCTION IS COMPLETE AND THE SITE IS STABILIZED.  ANY
ADDITIONAL TEMPORARY CONTROL DEVICES THAT MAY BE REQUIRED
SHALL BE PROVIDED AS PART OF THIS PROJECT AT NO ADDITIONAL
COST TO THE OWNER.

CONSTRUCTION PHASE SEQUENCE

PHASE ONE

· INSTALL CONSTRUCTION ENTRANCE/EXIT
· CLEAR AREA REQUIRED FOR SILT FENCE PLACEMENT
· INSTALL SILT FENCE

PHASE TWO
· DEMOLITION AND REMOVAL OF DEMO DEBRIS

PHASE THREE
· CLEAR/GRUB REMAINING SITE AREAS

PHASE FOUR
· GRADE SITE TO ROUGH GRADES
· INSTALL STORM DRAINAGE MEASURES

PHASE FIVE
· CONSTRUCT UTILITIES (WATER, SEPTIC)
· BUILDING CONSTRUCTION BEGINS

PHASE SIX
· CONSTRUCT ROADS (PAVING, CURB AND GUTTER, SIDEWALKS)
· BUILDING CONSTRUCTION CONTINUES

PHASE SEVEN
· BUILDING CONSTRUCTION COMPLETED
· STABILIZE DISTURBED AREAS WITH SOLID SOD/SEED AND MULCH
· INSTALL PERMANENT LANDSCAPING

PHASE EIGHT
· REMOVE BMP MEASURES

PHASE NINE
· REMOVE SILT FENCE
· PROJECT COMPLETE, FINAL INSPECTION

3
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EXCAVATION NOTES

8"-10" DIA.

1" X 1" STAKE

3" MIN

ADJACENT ROLLS SHALL
BE TIGHTLY ABUTTING
WITH NO GAPS.

1. STRAW ROLLS MUST BE PLACED ALONG SLOPE
CONTOURS.

2. STRAW ROLL INSTALLATION REQUIRES THE
PLACEMENT AND SECURE STAKING OF THE ROLL
IN A 3" MINIMUM TRENCH DUG ON CONTOUR.

3. IF STAKES CAN NOT BE USED SECURE WITH
SAND BAGS SPACED 4' APART.

4. RUNOFF MUST NOT BE ALLOWED TO RUN UNDER
OR AROUND ROLL.

STRAW WATTLE NOTES

1. EROSION CONTROL MEASURES: THE INITIAL STEP FOR SITE PREPARATION SHALL BE TO
ESTABLISH EROSION AND SEDIMENT CONTROL MEASURES.

2. DRAINAGE: EFFECTIVE DRAINAGE, INCLUDING DITCHING AND/OR POSITIVE GRADING, SHOULD BE
ESTABLISHED AT THE BEGINING OF SITE DEVELOPMENT AND MODIFIED AS NECESSARY DURING
CONSTRUCTION. SEE SPECIFICATIONS FOR ADDITIONAL REQUIREMENTS.

3. CLEARING: UPON COMPLETION OF DEMOLITION WORK THE CONTRACTOR SHALL VERIFY THAT ALL
EXISTING PAVEMENTS, SLABS, FOUNDATIONS, SIDEWALKS, ABANDONED UTILITIES, AND OTHER
MISCELLANEOUS DEBRIS HAVE BEEN COMPLETELY REMOVED TO AT LEAST A MINIMUM OF 5 FEET
BEYOND THE PROPOSED BUILDING FOOTPRINTS AND NEW PAVEMENT AREAS.

4. STRIPPING: ONCE ALL PAVEMENTS, FOUNDATION AND DEBRIS HAVE BEEN REMOVED, STRIPPING
EXCAVATIONS SHOULD BE CONTINUED TO APPROXIMATELY 6" BELOW EXISTING GRADE.
STRIPPING EXCAVATION SHALL BE CARRIED OUT TO AT LEAST A MINIMUM OF 5 FEET BEYOND THE
PROPOSED BUILDING FOOTPRINTS AND NEW PAVEMENT AREAS.

5. TOPSOIL: CONTRACTOR SHALL STOCKPILE TOPSOIL AND OTHER SUITABLE FILL MATERIAL TO BE
REUSED ON SITE. ALL UNSUITABLE SOILS SHALL BE REMOVED FROM THE SITE.

6. SUB-GRADE PREPARATION: ONCE ALL TOPSOIL, ORGANIC MATERIALS, AND/OR OTHER
UNSUITABLE SOILS HAVE BEEN REMOVED, THE FILL AREAS SHOULD BE LEVELED AND SEATED
USING A STATIC ROLLER AND THEN PROOF-ROLLED USING A LOADED TANDEM AXLE DUMP TRUCK
WEIGHING AT LEAST 20 TONS TO IDENTIFY AREAS OF WEAK SOIL.

7. MUCK: WHEN EXCAVATIONS ENCOUNTER UNSUITABLE MATERIALS BELOW THE BOTTOM OF THE
STRIPPING AND UNDERCUT EXCAVATIONS, THE CONTRACTOR WILL BE REQUIRED TO REMOVE
THE MATERIAL AND BACKFILL WITH APPROPRIATE FILL MATERIAL AS APPROVED BY THE
ENGINEER. THE DEPTH AND WIDTH OF MUCK EXCAVATION WILL BE AS DIRECTED OR APPROVED
BY THE ENGINEER. THE CONTRACTOR WILL NOT BE COMPENSATED FOR EXCAVATION BEYOND
THE DIMENSIONS AND ELEVATIONS AS SHOWN ON THE PLANS OR EXCAVATION THAT HAS NOT
BEEN DIRECTED OR APPROVED BY THE ENGINEER. ALL MUCK AND FILL FORMATIONS BELOW THE
BOTTOM OF THE STRIPPING/UNDERCUT EXCAVATIONS SHALL BE MEASURED AS UNIT PRICE PAY
ITEMS PER THE UNSUITABLE SOILS ALLOWANCE.

8. ON-SITE SOILS: ON-SITE SOILS ARE SUITABLE TO USE AS STRUCTURAL FILL, BUT WILL LIKELY
REQUIRE MOISTURE CONDITIONING TO MEET THE REQUIREMENTS OF STRUCTURAL FILL. IF
CONSTRUCTION IS PERFORMED DURING THE WET SEASON THE NEAR SURFACE SOILS MAY
BECOME UNSTABLE UNDER CONSTRUCTION TRAFFIC AND REQUIRE ADDITIONAL UNDERCUT.

9. STRUCTURAL FILL: IF REQUIRED, STRUCTURAL FILL MATERIAL SHOULD BE SILTY SAND, CLAYEY
SAND, OR LEAN CLAY (UNIFIED CLASSIFICATION SM, SC, OR CL) TYPE SOIL. THE PLASTICITY INDEX
OF FILL SHOULD BE A MAXIMUM OF 20 AND HAVE A MAXIMUM LIQUID LIMIT OF 40.

10. COMPACTION: MATERIALS SHOULD BE COMPACTED TO A MINIMUM OF 95% OF MAXIMUM DRY
DENSITY PER STANDARD PROCTOR (ASTM D 698). COMPACTION SHOULD BE ACHIEVED PRIOR TO
PLACING SUBSEQUENT LIFTS. FILL SOILS SHOULD BE PLACED IN MAXIMUM LOOSE LIFTS OF 8" AT
A MOISTURE CONTENT COMPARABLE (±3%) TO THE OPTIMUM MOISTURE CONTENT ESTABLISHED
IN THE LABORATORY.

11. TESTING: IN PLACE DENSITY TESTS SHOULD BE MADE PER 2,500 SQUARE FEET PER LIFT WITHIN
THE BUILDING FOOTPRINT AND 5,000 SQUARE FEET PER LIFT UNDER PAVEMENT.

CONSTRUCTION ENTRANCE/EXIT NOTE

20
' R

DIVERSION RIDGE

R
O

AD
W

AY

A A

PLAN

ROADWAY

SECTION A - A

1. CRUSHED AGGREGATE SHALL BE COMPRISED OF STONE
RANGING FROM 3" MINIMUM TO 6' MAXIMUM IN SIZE.

2. THE ENTRANCE SHALL BE PROPERLY GRADED TO
PREVENT THE FLOW OF SEDIMENT ONTO PUBLIC
ROADWAY. ALL MATERIALS SPILLED, DROPPED, WASHED
OR TRACKED FROM VEHICLES ONTO ROADWAYS OR INTO
STORM DRAINS SHALL BE REMOVED IMMEDIATELY.

3. THE ENTRANCE SHALL BE PROPERLY MAINTAINED FOR
THE DURATION OF THE PROJECT TO PREVENT THE
TRACKING OF SEDIMENT ONTO PUBLIC ROADWAY. ALL
MAINTENANCE AND REPAIRS SHALL BE THE
RESPONSIBILITY OF THE CONTRACTOR.

4. THE ENTRANCE SHALL BE CHECKED ON A DAILY BASIS
AND BEFORE AND AFTER ANY RAINFALL EVENT FOR ANY
DAMAGES. ANY DAMAGES FOUND SHALL BE REMEDIATED
BEFORE THE DAYS END.

5. MEASURES SHALL BE TAKEN TO PREVENT VEHICULAR
TRAFFIC FROM BYPASSING THE CONSTRUCTION
ENTRANCE DURING INGRESS AND EGRESS.

USE APPROPRIATE BMP
TO MANAGE RUN-OFF

DIVERSION RIDGE

CRUSHED AGGREGATE
12" THICK MINIMUM ATOP

GEOTEXTILE FILTER FABRIC

CRUSHED AGGREGATE
12" THICK (MINIMUM)

GEOTEXTILE
FILTER FABRIC

WOOD FRAME

3'
 0

'' 1'
 6

''  
M

AX
.

6'' 6''

WRAP WOOD FRAME WITH
GEOTEXTILE FILTER FABRIC
AND STAPLE TO FRAME.
GATHER EXCESS AT CORNERS.

INLET

PLAN VIEW

FL
O

W

FLOW

ENTRENCH WATTLE A
MINIMUM 3" INTO
NATURAL GROUND AT
THE OUTSIDE EDGE OF
CONCRETE APRON

WATTLE

ORINSTALLATION
OF WATTLE
STAKES MAY
VARY

WATTLE

PROFILE

TIGHTLY ABUTTING
WITH NO GAPS
(TYP.)

DROP INLET
WITH GRATE

BURY FABRIC
IN A 6'' X 6''
TRENCH

2''  X 4'' WOOD
FRAME

INLET STRAW ROLL WATTLE OPTION

SILT FENCE OPTION

PIPE END TREATMENT -
FLARED END SECTION,
HEADWALL, ETC.

ENTRENCH WATTLE A
MINIMUM 3" INTO
NATURAL GROUND AT
THE OUTSIDE EDGE OF
CONCRETE APRON

PIPE END TREATEMENT WATTLE OPTION

INSTALLATION OF
WATTLE STAKES
MAY VARY

OR

WATTLE - TIGHTLY ABUT
WATTLES END TO END
WITH NO GAP

PIPE END TREATMENT -
FLARED END SECTION,
HEADWALL, ETC.

WATTLE - TIGHTLY
ABUT WATTLES END
TO END WITH NO GAP

EXTEND WATTLE
AS FAR AS
NECESSARY TO
PROTECT INLET
FROM EROSION

PROVIDE WATTLE AT OUTLET
FOR CAPTURE OF ANY SITE
EROSION THROUGH PIPE OR
INLET PROTECTION
(DEPENDING ON SLOPE)

PROVIDE WATTLE AT OUTLET
FOR CAPTURE OF ANY SITE
EROSION THROUGH PIPE OR
INLET PROTECTION
(DEPENDING ON SLOPE)

RUNOFF

RUNOFF RUNOFF

PERIMETER CONTROL NOTES

SIDE ELEVATION

COMPACTED SOIL

GEOTEXTILE FABRIC

GROUND LINE

FRONT ELEVATION

6" MIN.

14 GAUGE WIRE
SUPPORT FENCE,
WHERE REQUIRED

GEOTEXTILE FABRIC, JOINTS IN
FILTER FABRIC SHALL BE SPLICED
AT POSTS USING STAPLES, WIRE
RINGS OR EQUIVALENT TO
ATTACH FABRIC TO POSTS

GEOTEXTILE FABRIC IN 6" X
4" TRENCH, BACKFILL WITH
SOIL AND COMPACT.

2"X2" WOOD POSTS,
STEEL FENCE POSTS,
REBAR OR EQUIVALENT

GROUND LINE

WIRE FENCE,
WHERE REQUIRED

1. FILTER FABRIC FENCES SHALL BE INSTALLED ALONG CONTOUR WHENEVER POSSIBLE.

1. POSTS SHALL BE SPACED A MAXIMUM OF 6' O.C, SPACING MAY BE INCREASED TO 8' IF WIRE
BACKING IS USED.

2. POSTS SHALL BE A MINIMUM OF 5'-0" IN LENGTH. IN ADDITION POSTS SHALL BE EITHER 2" x 2"
N.D. WOOD POST OR HEAVY DUTY STEEL T-P0STS WITH PROJECTIONS FOR WIRE FASTENING.

3. WIRE SUPPORT FENCE SHALL BE A MINIMUM OF 36" IN HEIGHT, SHALL NOT EXTEND MORE
THAN 36" ABOVE THE GROUND, AND SHALL EXTEND 2" INTO THE TRENCH.

4. WIRE FENCE SHALL BE A MINIMUM OF 14 GAUGE AND SHALL HAVE A MAXIMUM MESH SPACING
OF 6". WIRE SHALL BE SECURELY FASTENED TO THE UPSLOPE, PROJECT SIDE OF POSTS
USING HEAVY DUTY STAPLES (AT LEAST 1" LONG), TIE WIRES OR HOG RINGS.

5. GEOTEXTILE FABRIC SHALL BE A MINIMUM OF 36" IN HEIGHT, AND SHALL NOT EXTEND
MORE THAN 36" ABOVE THE ORIGINAL GROUND SURFACE.

6. FABRIC SHALL BE STAPLED OR WIRED TO THE FENCE AT THE TOP, MIDDLE, AND BOTTOM OF
EACH POST. IN ADDITION THE FABRIC SHALL BE STAPLED OR WIRED TO THE WIRE FENCE
APPROXIMATELY ONE HALF (1/2) THE DISTANCE BETWEEN THE POSTS AT THE TOP, MIDDLE
AND BOTTOM OF THE WIRE FENCE.

7. GEOTEXTILE FABRIC SHALL BE SPLICED TOGETHER ONLY AT A SUPPORT POST, WITH A
MINIMUM OF 3' OVERLAP. EACH FREE END OF THE FABRIC SHALL BE SECURELY TIED TO THE
WIRE FENCE AT 6" O.C. VERTICALLY.

8. SILT FENCES SHALL BE MAINTAINED FOR THE DURATION OF THE PROJECT. THE ENTIRE
LENGTH OF FENCE SHALL BE CHECKED FOR ANY DAMAGES ON A DAILY BASIS AND BEFORE
AND AFTER ANY RAINFALL EVENT, FOR ANY DAMAGES. ANY DAMAGES FOUND SHALL BE
REMEDIATED BEFORE THE DAY'S END AT NO ADDITIONAL COST TO THE OWNER.

9. SILT FENCES SHALL BE MAINTAINED TO PREVENT ANY MATERIAL FROM MIGRATING FROM THE
UPSLOPE SIDE OF THE FENCE. ANY REQUIRED MAINTENANCE OF THE SILT FENCE SHALL BE
THE RESPONSIBILITY OF THE CONTRACTOR.

10. SEDIMENT DEPOSITS SHALL BE REMOVED AFTER EACH RAINFALL EVENT AND WHEN
DEPOSITS REACH APPROXIMATELY ONE-HALF (1/2) THE HEIGHT OF THE FENCE.

11. IN ORDER TO PREVENT SEDIMENT LADEN STORM WATER FROM BY-PASSING THE FENCE, IN
AREAS WHERE SILT FENCES ARE NOT UTILIZED ON ALL SIDES OF A DISTURBED AREA, THE
FENCE SHALL EXTEND BEYOND THE DISTURBED AREA IN J-HOOK SHAPE ON EACH END AS
SHOWN IN THE ISOLATED SILT FENCE INSTALLATION PLAN VIEW.
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  TYPICAL INLET/OUTLET PROTECTION DETAIL

20
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.

50' MIN.

  TYPICAL CONSTRUCTION ENTRANCE/EXIT DETAIL

  TYPICAL PERIMETER CONTROL DETAILS

  EXCAVATION DETAIL AND NOTES

EXISTING GRADE
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7

11 4

6

FINISH SUB-GRADE

8

1

5109

2

GROUND
LINE

FILL
SLOPE

C150
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5

C150
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SCALE:
TYPICAL PERIMETER CONTROL DETAILS1
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STORM
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CATCH
BASIN

SANITARY
MANHOLE

UNABLE TO LOCATE
NEXT MANHOLE

UNABLE TO LOCATE
NEXT MANHOLE

30" OAK

CATCH BASIN
(FILLED WITH SEDIMENT)

8" PVC
INV. = 7.07'

8" PVC
INV. = 7.17'

STORE
3,500 SF

FFE: 21.15

COFFEE
SHOP
800 SF

BOTTOM ELEV: 15.00
TOP ELEV: 18.00
100 ELEV: 16.80

TIE IN TO BUILDING
SEWER SYSTEM
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SITE PLAN

C200

CIVIL SITE LEGEND

SITE WORK KEYNOTES

1. HEAVY DUTY ASPHALT PAVEMENT
AND GRANULAR BASE (DTL 2 & PAGE
250).

2. 6" WIDE CONCRETE CURB/GUTTER
(DTL 5 PAGE 250).

3. STOP BAR AND STOP SIGN

4. HORIZONTAL DEMARCATION PAINTING

5. GREEN SPACE TO RECEIVE TOPSOIL
AND SOD. TOPSOIL MUST CONTAIN NO
STONES ROOTS, TRASH, ETC. AND
MUST BE UNIFORMLY DISTRIBUTED TO
RECEIVE SOD PROVIDE AND INSTALL
IRRIGATION SYSTEM AS REQUIRED
FOR LOCAL CLIMATE CONDITIONS.

6. 4" WIDE PAINTED TRAFFIC STRIPES
WHITE.

7. HEAVY DUTY CONCRETE PAVEMENT
8. GAS DISPENSER
9. CAR STOP
10. CONCRETE STOP
11. PICK UP WINDOW
12. CONCRETE FLUME

DUMPSTER ENCLOSURE

6
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SUBGRADE

6"

SELECT FILL (AS NEEDED)
COMPACTED TO 95% MAXIMUM
DRY DENSITY PER ASTM D-698
(STANDARD PROCTOR)

6" THICK CONCRETE
4,000 PSI @ 28 DAYS

CONCRETE PAVEMENT SECTION

PREPARED
SUB-GRADE

NO. 3 BARS @ 18" ON
CENTER, MAXIMUM,
BOTH WAYS

12
"

8"

EXISTING ASPHALT
PARKING LOT

SEE TYPICAL 4" CONCRETE
SIDEWALK DETAIL

THICKENED EDGE

SEE TYPICAL
CONCRETE
CURB DETAIL

SUB-BASE

12
"

6"

7"

18"

1"

8" 10"

6"
6"

ASPHALT
PAVEMENT

1
4" R

2" R
1" R

1
4" R

GRANULAR
BASE

TOPSOIL

MDOT CLASS B
CONCRETE

1
2" PREFORMED

EXPANSION
JOINT FILLER

SEE TYPICAL
SIDEWALK
DETAIL

SEE TYPICAL
CURB &

GUTTER DETAIL

CURB SECTION

CURB TAPPER
CURB AT SIDEWALK DETAIL

CURB & GUTTER NOTES

1. CONSTRUCTION SHALL BE IN ACCORDANCE WITH
LATEST ADDITION OF ACI 330R.

2. EXPANSION JOINTS SHALL BE SPACED AT A MAXIMUM
DISTANCE OF 40' APART AND AT ALL RADIUS POINTS,
PT'S, AND PC'S.

3. EXPANSION JOINTS SHALL BE LOCATED WHERE CURB
ABUTS CONCRETE DRIVEWAYS, SIDEWALKS OR
OTHER ADJACENT STRUCTURES.

4. CONTRACTION JOINTS SHALL BE SPACED AT A
MAXIMUM DISTANCE OF 10' APART.

5. JOINTS SHALL BE PROVIDED WITHIN TWELVE (12)
HOURS OF FINISHING CONCRETE.

6. 1/2 INCH BITUMINOUS JOINT FILLER SHALL BE
INSTALLED AT EXPANSION JOINT LOCATIONS AND
SHALL EXTEND THE FULL DEPTH OF THE CONCRETE.

7. CONTRACTION JOINT SHALL BE TOOLED AND BE 1/4
OF THE PAVEMENT THICKNESS DEEP.  THE WIDTH OF
THE TOOL SHOULD BE APPROXIMATELY 1/8 INCH FOR
UNSEALED JOINTS AND 1/4 INCH FOR SEALED JOINTS.

8. FORMED CONTRACTION JOINTS SHALL BE FINISHED
WITH A TOOL HAVING A 1/4" RADIUS.

1. ALL JOINTS SHALL BE CONSTRUCTED IN
ACCORDANCE WITH ACI 330R-08 OR
SECTION 3.07 IN THE NRMCA GUIDE
SPECIFICATIONS.

2. EXPANSION JOINTS SHALL BE LOCATED
WHERE SIDEWALK ABUTS CONCRETE
DRIVEWAYS, CURB OR OTHER
ADJACENT STRUCTURES.

3. CONTRACTION JOINTS SHALL BE
PLACED AT INTERVALS OF
APPROXIMATELY 5 FEET OR AT A
SPACING THAT MATCHES THE
ADJACENT CURB.

4. JOINTS SHALL BE PROVIDED WITHIN
TWELVE (12) HOURS OF FINISHING
CONCRETE.

5. CONTRACTION JOINT CUTS SHALL BE
1/4 OF THE PAVEMENT THICKNESS
DEEP.  THE WIDTH OF THE CUT SHOULD
BE APPROXIMATELY 1/8 INCH FOR
UNSEALED JOINTS AND 1/4 INCH FOR
SEALED JOINTS.

6. FORMED CONTRACTION JOINTS SHALL
BE FINISHED WITH A TOOL HAVING A 1/4"
RADIUS.

7. SCORED JOINTS SHALL BE 1/4" DEEP
AND PLACED AT THE SPACING
INDICATED FOR THE WIDTH OF
SIDEWALK OR MATCH SCORED JOINTS
OF ADJACENT CURB.

8. CONCRETE SHALL BE FINISHED BY
MEANS OF A FLOAT, STEEL TROWELLED
AND BROOMED WITH A FINE BRUSH IN A
TRANSVERSE DIRECTION.

9. CONTRACTOR SHALL INSTALL
CONSTRUCTION JOINTS AT THE END OF
ONE PLACEMENT AND THE BEGINNING
OF A SECOND PLACEMENT.

10.CONTRACTOR SHALL CONTINUE
CONTRACTION JOINTS THROUGH CURB
AND CURB AND GUTTER TO HELP
ELIMINATE SYMPATHY CRACKS.

4" CONCRETE PAVEMENT NOTES

EXISTING SUBGRADE OR
SELECT FILL AS REQUIRED
COMPACTED TO 95% STANDARD
PROCTOR (ASTM D698)

PLAN

A

A
CONSTRUCTION

JOINTS
1

2" EXPANSION JOINTS
@ 40' MAX INTERVALS

SECTION A-A

TOOLED EDGE

FINISH GRADE 1"
BELOW TOP OF
SIDEWALK IN ALL
LAWN AREAS

VARIES - SEE PLANS

JOINTS SPACED EVENLY ALONG SIDEWALK

VA
R

IE
S

4"

8"

8"

2% MAXIMUM
CROSS SLOPE

4" THICK CONCRETE
PAVEMENT WITH

6x6 W1.4xW1.4 WWF,
BROOM FINISH

THICKENED EDGE
ALONG PERIMETER

CONTRACTION JOINT

JOINT SEALANT PER SPECS

EXPANSION JOINT

THICKENED EDGE

1/8" RADIUS

ISOLATION JOINT

1/2"

1/2"

H

H H

1.
5X

H

5'

  TYPICAL CONCRETE JOINT DETAILS

  TYPICAL 4" CONCRETE SIDEWALK DETAILS

18"

.0
4'

  TYPICAL CONCRETE CURB DETAIL

SCALE: NTS
  TYPICAL 6" CONCRETE PAVEMENT DETAILS

1/2" EXPANSION JOINT
FILLER PER SPECS (FULL
DEPTH OF PAVEMENT)

1/2" EXPANSION JOINT
FILLER PER SPECS (FULL
DEPTH OF PAVEMENT)

FILL WITH
JOINT SEALER

DRAIN INLET,
WATER VALVE OR
OTHER STRUCTURE

H/4 DEEP X 1/4"
CONTRACTION JOINT

1/2" EXPANSION JOINT
FILLER PER SPECS (FULL
DEPTH OF PAVEMENT)

JOINT SEALANT PER SPECS

(6' MAXIMUM JOINT SPACING)

SE
E 

PL
AN

5% MAX LONGITUDINAL SLOPE

1.5" MDOT 9.5 mm
HMA ASPHALT
SURFACE COURSE

8" AGGREGATE BASE, MDOT SIZE
NO. 610 STONE OR CRUSHED
CONCRETE COMPACTED TO 95%
OF STANDARD PROCTOR
DENSITY (ASTM-D 698)

PREPARED
SUB-GRADE

SELECT FILL AS REQUIRED
COMPACTED TO 95% OF
STANDARD PROCTOR
DENSITY (ASTM-D 698)

4"
8"

2.5" MDOT 12.5 mm HMA
ASPHALT BASE COURSE

1.5" MDOT 9.5 mm
HMA ASPHALT
SURFACE COURSE

6" AGGREGATE BASE, MDOT SIZE
NO. 610 STONE OR CRUSHED
CONCRETE COMPACTED TO 95%
OF STANDARD PROCTOR
DENSITY (ASTM-D 698)

PREPARED
SUB-GRADE

SELECT FILL AS REQUIRED
COMPACTED TO 95% OF
STANDARD PROCTOR
DENSITY (ASTM-D 698)

3"
6"

1.5" MDOT 12.5 mm HMA
ASPHALT BASE COURSE

  TYPICAL LIGHT DUTY ASPHALT PAVEMENT SECTION

  TYPICAL HEAVY DUTY ASPHALT PAVEMENT SECTION

1. ALL MATERIALS AND CONSTRUCTION SHALL BE IN ACCORDANCE
WITH THE STATE OF MISSISSIPPI DEPARTMENT OF
TRANSPORTATION STANDARDS.

2. MIX DESIGNS: BASE COURSE: HMA, TYPE ST, 19 mm
WEARING COURSE: HMA, TYPE ST, 9.5 mm

3. EXISTING GRANULAR MATERIAL, NEW BACKFILL MATERIAL AND
NEW "610" LIMESTONE SHALL BE COMPACTED TO 95% PROCTOR
PER ASTM D1557.

4. TACK COAT SHALL BE APPLIED WHERE NEW ASPHALT MEETS
EXISTING ASPHALT.

5. REFER TO OTHER DETAILS FOR UTILITY PLACEMENT AND
PAVEMENT MARKINGS AS APPLICABLE.

SAWCUT ASPHALT
(TYPICAL)

NEW "610" LIMESTONE

BASE COURSE

EXISTING ASPHALT
OR LIMESTONE
BASE COURSE

ASPHALT STREET REPAIR NOTES

WEARING COURSE

SCALE: NTS
  TYPICAL ASPHALT STREET PAVEMENT REPAIR SECTION

EXISTING GRANULAR
MATERIAL BACKFILL

MATERIAL

EXISTING SURFACE
COURSE
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C251
1

HANDICAP SYMBOL DETAIL NOTES

+
+

5°

6"R

1'-8"R
2'-0"R

4"

 PARKING SPACE

2'
-0

"
1'

-0
"

CL

1'-
0"

2'-6"

67°

1'-0"

1. PAVEMENT SYMBOL SHALL BE PAINTED
WHITE ON A BLUE BACKGROUND.

2. BLUE COLOR SHALL MATCH NO. 15090
IN THE FEDERAL STANDARD 595B AS
SPECIFIED IN SECTION 522(B)2.

ACCESSIBLE SYMBOL

  TYPICAL ACCESSIBLE STALL DETAIL

HANDICAP PARKING SIGNS
SHALL BE SET 2' FROM
EDGE OF PAVEMENT OR
BEHIND SIDEWALK.

4" BLUE STRIPES

ACCESSIBLE STALL 

ACCESSIBLE
AISLE

TYPICAL PAVEMENT SYMBOL
PER INTERNATIONAL

HANDICAP SYMBOL DETAIL

CONCRETE
WHEEL STOP
PER  DETAIL

ACCESSIBLE STALL NOTES

1.  ALL STRIPING CONTIGUOUS TO
HANDICAPPED PARKING SPACES
SHALL BE BLUE.

2.  ALL ACCESSIBLE STALL MARKINGS
SHALL BE THERMOPLASTIC.

3.  ACCESSIBLE PARKING GRADES SHALL
NOT EXCEED 1:50 IN ANY DIRECTION.

9'-0" 9'-0" 9'-0"

18
'-0

"

1'-6"3"
8"

8"

C251
2

C251
3

24" MIN

6"

9"
2 - #5
REBAR
CONT.

6' LONG PRECAST
CONCRETE

BUMPER BLOCK

PAVEMENT &
BASE MATERIAL

2 -3 4" DIA. RODS
18" LONG

3"

6' LONG PRECAST
CONCRETE

BUMPER BLOCK

2 - #5 REBAR
CONT.

2'
-0

"
1'-6" DIA.

4'
-0

"
6"

2'-6" DEEP
CONCRETE

FOOTING

6" DIA SCHEDULE 40
GUARD POST FILLED
SOLID WITH
CONCRETE PAINT PER
COLLEGE STANDARDS

  TYPICAL 6" BOLLARD  DETAIL  TYPICAL CONCRETE WHEEL STOP DETAIL

12' W/O CURB

2' W/ CURB

ED
G

E 
O

F 
TR

AV
EL

ED
 L

AN
E

(TYP. ALL SIGNS)
CONCRETE BASE
SET POST IN 12"Ø

7'
4'

TYPICAL SIGN
NOTE:
ALL SIGNS SHALL BE
HI-INTENSITY SHEETING.

HEAVY GAUGE
PRE-FINISHED
SQUARE TUBING POST

  TYPICAL SIGN INSTALLATION DETAIL

HANDICAP SIGN NOTE

HANDICAP PARKING SIGN
SHALL CONFORM WITH
CURRENT STATE AND LOCAL
CODES AND REGULATIONS.

RESERVED
PARKING

12" X 18" ALUMINUM HANDICAPPED
PARKING SIGN. SIGN TO READ
"RESERVED PARKING" WITH
IDENTIFICATION SYMBOL, BOLT TO
STEEL CHANNEL WITH 3/8"
CADMIUM PLATED BOLTS, NUTS &
WASHERS.

HANDICAP SIGN TO BE
MOUNTED IN CONCRETE
SIDEWALK, PLACE SIGN

CLOSEST TO CENTER
OF THE HANDICAP

PARKING SPACE

FINISHED GRADE OR
TOP OF SIDEWALK

ACCESSIBLE
VANVAN ACCESS SIGN

PER CODE
(AS APPLICABLE)

VAN ACCESSIBLE SIGN 

SCALE: NTS
  TYPICAL ACCESSIBLE SIGN DETAIL

7'
-0

"
18

"

FROM FACE
OF CURB

C251
5

C251
4
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BAYOU GALLERIE STREET

WASHINGTON STREET
U.S. HIGHWAY 90 (W

EST BOUND)

18" RCP
INV. = 13.52'

18" RCP
INV. = 15.26'

24" RCP

CURB
INLET
EL = 17.46'

STORM
MANHOLE

CATCH
BASIN

SANITARY
MANHOLE

UNABLE TO LOCATE
NEXT MANHOLE

UNABLE TO LOCATE
NEXT MANHOLE

CATCH BASIN
(FILLED WITH SEDIMENT)

8" PVC
INV. = 7.07'

8" PVC
INV. = 7.17'

20.00

20.00

20.00

20.00

20.16

20.65

20.54

18.74

20.42

20.73

20.00

20.65

20.45

19.77

20.23

17.66

17.88

18.09

18.46

STORE
3,500 SF

FFE: 21.15

COFFEE
SHOP
800 SF

BOTTOM ELEV: 15.00
TOP ELEV: 18.00
100 ELEV: 16.80

SITE GRADING AND DRAINAGE
NOTES

1. CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING HORIZONTAL
AND VERTICAL LOCATIONS OF ALL EXISTING TIE-IN POINTS,
STRUCTURES, PIPES, ETC., PRIOR TO CONSTRUCTION.

2. NO SIDEWALK CROSS SLOPE SHALL EXCEED 2%. CONTRACTOR
SHALL NOTIFY ENGINEER PRIOR TO CONSTRUCTION IF CONDITIONS
CANNOT BE MET ON SITE.

3. NO ACCESSIBLE PARKING STALLS OR ADJACENT ACCESS AISLES
SHALL EXCEED 2% SLOPE IN ANY DIRECTIONS. CONTRACTOR SHALL
NOTIFY ENGINEER PRIOR TO CONSTRUCTION IF CONDITIONS
CANNOT BE MET ON SITE.

4. NO SIDEWALK CROSS SLOPE SHALL EXCEED 2% AND NO SIDEWALK
LONGITUDINAL SLOPE SHALL EXCEED 5%. CONTRACTOR SHALL
NOTIFY ENGINEER PRIOR TO CONSTRUCTION IF CONDITIONS
CANNOT BE MET ON SITE.

5. FINISH SURFACES TO BE SMOOTH AND EVEN WITH NO ABRUPT OR
AWKWARD CHANGES IN GRADE. IF SPECIFIC GRADES AND SLOPES
ARE NOT SHOWN FOR WORK IN ANY AREA, THE CONTRACTOR SHALL
ENSURE POSITIVE DRAINAGE IS ACHIEVED AWAY FROM BUILDINGS
AND STRUCTURES AND TIE INTO EXISTING CONDITIONS.

6. DRAIN BASIN AND INLINE DRAIN TOP ELEVATIONS SHALL BE
ADJUSTED AS REQUIRED TO ENSURE THAT POSITIVE DRAINAGE IS
MAINTAINED TOWARD THE DRAIN STRUCTURES.

7. ALL ROOF AND CANOPY DRAINAGE SHALL BE CONNECTED TO THE
SUBSURFACE DRAINAGE SYSTEM. CONTRACTOR SHALL CONSULT
AND VERIFY ROOF AND CANOPY DRAINAGE SIZE AND LOCATION
WITH ARCHITECTURAL/PLUMBING DRAWINGS.

DENOTES EXISTING GRADE CONTOUR

DENOTES PROPOSED GRADE CONTOUR

DENOTES PROPOSED SPOT ELEVATION

DENOTES WATERSHED FLOW DIRECTION

10

8.00

10

DS - DRAIN STRUCTURE

RCP - REINFORCED CONCRETE PIPE

RCAP - REINFORCED CONCRETE ARCH PIPE

HP - HIGH PERFORMANCE POLYPROPYLENE STORM PIPE

LEGEND

SCALE:
GRADING PLAN1

C300 1" = 20'

.

.ELEV =

2509 7TH AVE S.
BIRMINGHAM, AL 35233
955B HOWARD AVENUE

BILOXI, MS 39530
LIVEOAKENGINEERING.COM

LOE JOB# 276-1

SHEET REVISIONS:

# DATE/REFERENCE

STAMP:

SHEET TITLE:

DATE: 11-7-2024

SHEET NUMBER:    OF 13

© 2024 LIVE OAK ENGINEERING, INC.

BA
Y 

ST
. L

O
U

IS
 C

O
N

VE
N

IE
N

C
E 

ST
O

R
E

10
83

 H
IG

H
W

AY
 9

0,
 B

AY
 S

AI
N

T 
LO

U
IS

H
AN

C
O

C
K 

C
O

U
N

TY
, M

IS
SI

SS
IP

PI
C

IV
IL

 P
ER

M
IT

 S
ET

11/07/2024
#17695

RED PROF

ENGINEERR
EG

IS
TE

ESSIO
N

AL

S
T A

T E  O F  MISSISSIP
P

I

LLO Y D  S EY MOUR

SITE
GRADING

PLAN

C300
8

89

Item # 8.

AutoCAD SHX Text
5'

AutoCAD SHX Text
5'

AutoCAD SHX Text
5'

AutoCAD SHX Text
5'

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0'

AutoCAD SHX Text
10'

AutoCAD SHX Text
20'

AutoCAD SHX Text
40'



T

P

T

BAYOU GALLERIE STREET

WASHINGTON STREET
U.S. HIGHWAY 90 (W

EST BOUND)

WOOD FENCE
ENCROACHES
15.7'

15.7'

18" RCP
INV. = 13.52'

18" RCP
INV. = 15.26'

24" RCP

CURB
INLET
EL = 17.46'

STORM
MANHOLE

CATCH
BASIN

POST & CABLE
FENCE
(TYPICAL)

30" OAK

CATCH BASIN
(FILLED WITH SEDIMENT)

47
' O

F 
24

"

HDPE
 P

IP
E 

@
 0.

25
%

60
' O

F 
24

"

H
D

PE
 P

IP
E 

@
 0

.2
5%

45
' O

F 
30

"

H
D

PE
 P

IP
E 

@
 0

.2
5%

50' O
F 30"

HDPE PIPE @
 0.25%

56' OF 30"
HDPE PIPE @ 0.25%

43' OF 12"

HDPE PIPE @ 0.50%

16.57' of 18" HDPE PIPE @ 0.00%

68
.9

7' 
of

 6
" P

VC

@
 1

0.
00

%

PROP. 6" SS
PVC CLEANOUT
INV OUT:13.97 8"
INV OUT:13.97 8"STORE

3,500 SF
FFE: 21.15

COFFEE
SHOP
800 SF

BOTTOM ELEV: 15.00
TOP ELEV: 18.00
100 ELEV: 16.80

STRC 3
STA:1+06.36
RIM:19.57
SUMP:15.27
INV IN:15.27 30"
INV OUT:15.27 30"

4'x4' CONCRETE INLET
24"x24" GRATE TOP
STA:1+50.92
RIM:19.81
SUMP:15.38
INV IN:15.88 24"
INV OUT:15.38 30"

STRC 6
STA:2+57.86

RIM:18.72
INV OUT:16.14 24"

STRC 1
STA:0+00.00
RIM:18.08
INV IN:15.00 30"

STRC 8
STA:0+42.67
RIM:17.86
INV OUT:16.65 12"

STRC 15
RIM:17.13

INV IN:15.00 18"

EXISTING MANHOLE
STA:0+00.00
RIM:17.11
SUMP:7.07
INV IN:7.07 8"

OCS
RIM:16.63
SUMP:15.00
INV OUT:15.00 18"

STRC 2
STA:0+56.38
RIM:19.41
SUMP:15.14
INV IN:15.14 30"
INV OUT:15.14 30"

4'x4' CONCRETE INLET
24"x24" GRATE TOP
STA:2+11.35
RIM:19.82
SUMP:16.03
INV IN:16.03 24"
INV OUT:16.03 24"

8.02' of 6" PVC @ -0.50%

TIE IN TO BUILDING
SEWER SYSTEM

SCALE:
DRAINAGE PLAN1

C310 1" = 20'

.

.ELEV =

DRAINAGE FLOW SUMMARY
DRAINAGE AREA Pre Peak Run-Off Post Peak Run-Off

Total Area (Pre) 6.350

South Area (Post)* 1.680

North Area (Post) 4.560

TOTAL 6.350 6.240

* ROUTED THROUGH POND

STORM WATER MANAGEMENT
NOTES

1. DRAINAGE SYSTEM SHOWN WILL BE PRIVATELY OWNED AND
MAINTAINED.

2. IN THE EVENT OF CONFLICT BETWEEN CITY OF OXFORD STORM
WATER REQUIREMENTS AND THE PLANS, THE CITY OF OXFORD
LATEST STORM WATER MANAGEMENT ORDINANCE SHALL
GOVERN.

3. TRASH RACKS ARE REQUIRED TO PROTECT DISCHARGE
STRUCTURE ORIFICES AND CONTAIN GARBAGE FROM EXISTING
THE PROPERTY.

4. ALL FLUMES AND OUTLET STRUCTURES ARE REQUIRED TO BE
PROTECTED BY RIP-RAP.

LEGEND

DS - DRAIN STRUCTURE

RCP - REINFORCED CONCRETE PIPE

RCAP - REINFORCED CONCRETE ARCH PIPE

HP - HIGH PERFORMANCE POLYPROPYLENE STORM PIPE

10

8.00

10 DENOTES EXISTING GRADE CONTOUR

DENOTES PROPOSED GRADE CONTOUR

DENOTES PROPOSED SPOT ELEVATION

DENOTES WATERSHED FLOW DIRECTION
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CONCRETE FLUME

CONCRETE FLUME

CONCRETE FLUME
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PROPOSED DITCH 1
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STORM LINE 1 PROFILE
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STORM LINE 2 PROFILE
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DITCH 1 PROFILE
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DITCH 2 PROFILE
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DITCH 2     3.75%

SCALE:
DRAINAGE PROFILES1

C320 1" = 20'
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C320

PROPOSED GRADE

PROPOSED GRADE

EXISTING GROUND

PROPOSED GRADE

EXISTING GROUND

PROPOSED GRADETIE TO DITCH 1

EXISTING GROUND

EXISTING GROUND
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TOP ELEVATION PER DRAINAGE
PLAN. ADJUST FINAL TOP
ELEVATION AS REQUIRED TO
ENSURE THAT POSITIVE
DRAINAGE IS MAINTAINEDTOP SOIL AND

GRASSING PER
PLANS

VA
R

IE
S

SIZE AND TYPE
OF PIPE PER

DRAINAGE PLAN

THE BACKFILL MATERIAL SHALL
BE CRUSHED STONE OR OTHER
GRANULAR MATERIAL MEETING
THE REQUIRMENTS OF CLASS I
OR CLASS II MATERIAL AS
DEFINED IN ASTM D2321.
BEDDING AND BACKFILL FOR
SURFACE DRAINAGE INLETS
SHALL BE WELL PLACED AND
COMPACTED UNIFORMLY IN
ACCORDANCE WITH ASTM D2321.

NYLOPLAST DRAIN BASIN
WITH CAST IRON STANDARD

GRATE OR EQUAL
(SIZE AND TYPE OF
GRATE PER PLANS)

INV EL PER PLAN

MIN TRENCH WIDTH
(SEE TABLE)

4"
 F

O
R

 1
2"

-2
4"

 P
IP

E
6"

 F
O

R
 3

0"
-6

0"
 P

IP
E

12
" M

IN
. C

O
VE

R
 F

O
R

R
IG

ID
 P

AV
EM

EN
T

12
" M

IN
. C

O
VE

R
FO

R
  F

LE
XI

BL
E

PA
VE

M
EN

T

1. ALL HP STORM PIPE SYSTEMS SHALL BE INSTALLED IN ACCORDANCE WITH
LATEST VERSION OF ASTM D2321, "STANDARD PRACTICE FOR UNDERGROUND
INSTALLATION OF THERMOPLASTIC PIPE FOR SEWERS AND OTHER GRAVITY
FLOW APPLICATIONS".

2. SUITABLE EMBEDMENT MATERIALS, EITHER ON-SITE OR IMPORTED, SHALL MEET
THE REQUIREMENTS FOR CLASS I, II, OR III PER THE LATEST VERSION OF ASTM
D2321. THE CONTRACTOR SHALL PROVIDE DOCUMENTATION TO THE ENGINEER
FOR EMBEDMENT MATERIAL TO BE USED FOR PIPE INSTALLATION. SEE THE
EMBEDMENT MATERIAL TABLE FOR COMPACTION AND LIFT PLACEMENT
REQUIREMENTS.

3. FOUNDATION: WHERE THE TRENCH BOTTOM IS UNSTABLE, THE CONTRACTOR
SHALL EXCAVATE TO A DEPTH REQUIRED BY THE ENGINEER AND REPLACE WITH
SUITABLE MATERIAL AS SPECIFIED BY THE ENGINEER.

4. BEDDING: BEDDING IS REQUIRED TO ESTABLISH LINE AND GRADE AND TO
PROVIDE FIRM PIPE SUPPORT. MINIMUM BEDDING THICKNESS SHALL BE 4" FOR
UP TO 24" DIAMETER PIPE AND 6" FOR 30"-60" DIAMETER PIPE. THE MIDDLE 1/3
BENEATH THE PIPE INVERT SHALL BE LOOSELY PLACED, WHILE THE REMAINDER
SHALL BE THOROUGHLY COMPACTED.

5. HAUNCHING: THE HAUNCHING MATERIAL SHALL BE INSTALLED UNIFORMLY IN
LIFTS ON EACH SIDE OF THE PIPE AND SHOVELED UNDER THE PIPE ENSURING
TO FILL VOIDS. THE MATERIAL SHALL BE THOROUGHLY COMPACTED TO THE
SPRING LINE OF THE PIPE EXTENDING TO THE SIDE WALLS OF THE TRENCH
ENSURING THAT THE PIPE ALIGNMENT IS NOT DISTURBED.

6. INITIAL BACKFILL: THE INITIAL BACKFILL SHALL PROCEED TO THE TOP OF THE
PIPE. THE MATERIAL SHALL BE THOROUGHLY COMPACTED INSTALLED IN
UNIFORMED LIFTS ON EACH SIDE OF THE PIPE EXTENDING TO THE SIDE WALLS
OF THE TRENCH.

7. FINAL BACKFILL (NON-TRAFFIC): SUITABLE MATERIAL IN NON-TRAFFIC
APPLICATIONS (GRASS OR LANDSCAPE AREAS) SHALL BE GENERAL FILL
MATERIAL. BACKFILL SHALL PROCEED TO FINISHED GRADE IN 12 INCH LIFTS
COMPACTED TO ELIMINATE AIR VOIDS.

8. FINAL BACKFILL (TRAFFIC): SUITABLE MATERIAL IN TRAFFIC APPLICATIONS
SHALL BE SELECT FILL COMPACTED IN 8 INCH LOOSE LIFTS TO NOT LESS THAN
95 PERCENT STANDARD PROCTOR.

9. MINIMUM COVER (NON-TRAFFIC): FOR NON-TRAFFIC APPLICATIONS (GRASS OR
LANDSCAPE AREAS), MINIMUM COVER IS 12" FROM THE TOP OF PIPE TO
GROUND SURFACE.

10.MINIMUM COVER (TRAFFIC): FOR TRAFFIC APPLICATIONS THE MINIMUM COVER IS
12" FOR UP TO 48" DIAMETER PIPE AND 24" OF COVER FOR 60" DIAMETER PIPE,
MEASURED FROM TOP OF PIPE TO BOTTOM OF FLEXIBLE PAVEMENT OR TO TOP
OF RIGID PAVEMENT.

11.CONTRACTOR SHALL MAINTAIN TRENCH BACKFILL AT GROUND SURFACE UNTIL
FINAL ACCEPTANCE OF THE WORK. ALL SURPLUS MATERIALS NOT USED IN
BACKFILLING SHALL BE REMOVED AND DISPOSED OF BY CONTRACTOR AT HIS
OWN EXPENSE.

HAUNCH

INITIAL
BACKFILL

BEDDING

FOUNDATION

SPRINGLINE

EM
BE

D
M

EN
T

M
AT

ER
IA

L

FINAL
BACKFILL

HP STORM PIPE INSTALLATION NOTES

  TYPICAL DRAIN BASIN DETAIL

VA
R

IE
S

6"

6"

6" 6"

6"

REINFORCE TOP W/
#4 BARS @ 9" O.C.
EACH WAY

COMPACTED
BACKFILL

PIPE O.D.

4'-0" MIN

MIN MIN

PIPE AS
REQUIRED

6"

REINFORCE SIDES AND
BOTTOM W/ #4 BARS @
12" O.C. EACH WAY

TOP ELEVATION PER
DRAINAGE PLAN

CAST IRON GRATE
& FRAME

  TYPICAL DRAIN INLET DETAIL

120° LAP

4 OZ. FILTER FABRIC @ EACH
PIPE JOINT, 36" WIDE, CENTERED
ON EACH JOINT, SECURED TO
PIPE W/ DUCT TAPE

DRAINAGE
CULVERT

  TYPICAL STORM DRAIN PIPE WRAP DETAIL

PIPE DIAM. MIN. TRENCH
WIDTH

12" 30"
15" 34"
18" 39"
24" 48"
30" 56"
36" 64"
42" 72"
48" 80"
60" 96"

  HP STORM PIPE TRENCH INSTALLATION  DETAIL

C350
1

C350
3

C350
5

C350
2
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DRAINAGE
DETAILS

C350

6" 6"

6"

SECTION A

PLAN

6" 5'-0" 6"

6"

SECTION B

5'
-0

"

R=1.5'

R=1.5'

6"
6"1'

-0
"

B

A

24'-0"

1'-0"

1'
-0

"
6"

SCALE: NTS
  TYPICAL CONCRETE FLUME DETAIL4

C350

BASIN OUTLET DETAIL - ISOMETRIC VIEW

PROPOSED POND OUTLET STRUCTURE
4 FT DIAMETER RISER WITH OUTLET INV.
EL. = 15.00FT - 15" HDPE PIPE

15" DIAMETER ORIFICE
INV. EL. =  15.00

RIM EL. 18.00CONTRACTOR TO CONSTRUCT
PROPOSED GRATE TOP

PROPOSED 2" GALVANIZED PIPE
TRASH/SAFETY RACK

ANCHOR
POINT

PROPOSED CONCRETE OUTLET STRUCTURE
4 FT DIAMETER RISER WITH BOTTOM OF
STRUCTURE AT 15.00

15" OUTLET INV. EL. = 15,00
16.6LF 15" HDPE AT 0% SLOPE

RIM EL. 18.00

CONTRACTOR TO CONSTRUCT
PROPOSED GRATE TOP

PROPOSED 2" GALVANIZED PIPE
TRASH/SAFETY RACK

ANCHOR
POINT

18" DIAMETER ORIFICE
INV. EL. =  16.00

C-350
6

6FT X 1FT WEIR ORIFICE
INV. EL. =  16.50

11
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BAYOU GALLERIE STREET

WASHINGTON STREET
U.S. HIGHWAY 90 (W

EST BOUND)

SANITARY
MANHOLE

UNABLE TO LOCATE
NEXT MANHOLE

UNABLE TO LOCATE
NEXT MANHOLE

30" OAK

8" PVC
INV. = 7.07'

8" PVC
INV. = 7.17'

WM

68
.9

7' 
of

 6
" P

VC

@
 1

0.
00

%

PROP. 6" SS
PVC CLEANOUT
INV OUT:13.97 8"
INV OUT:13.97 8"STORE

3,500 SF
FFE: 21.15

COFFEE
SHOP
800 SF

BOTTOM ELEV: 15.00
TOP ELEV: 18.00
100 ELEV: 16.80

PROP. DITCH @25%

TIE IN TO EXISTING
SEWER MAIN
STRAP ON
CONNECTION OR
SIMILAR DEVICE

8.02' of 6" PVC @ -0.50%

TIE IN TO BUILDING
SEWER SYSTEM

SITE UTILITY NOTES

1. CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING
LOCATIONS OF ALL PROJECT RELATED UTILITIES, BURIED AND
ABOVE GROUND, REGARDLESS OF INCLUSION ON THESE PLANS.
THE LOCATIONS OF ANY EXISTING UTILITIES SHOWN ARE
APPROXIMATE ONLY.  THE CONTRACTOR SHALL BE RESPONSIBLE
FOR DETERMINING THE EXACT  LOCATIONS OF ALL EXISTING
UTILITIES BEFORE COMMENCING WORK. ALL CONTRACTOR
DAMAGED UTILITIES SHALL BE REPAIRED AT THE CONTRACTOR'S
EXPENSE.

2. CONTRACTOR IS RESPONSIBLE FOR CONNECTION TO EXISTING
WATER MAIN.

3. CONTRACTOR IS RESPONSIBLE FOR PERFORMING GAS LINE TAP,
PROVIDING GAS VALVE, AND PROVIDING GAS SERVICE TO THE
BUILDING.

4. CONTRACTOR SHALL FURNISH AND INSTALL 750 LINEAR FEET OF
4" SDR-21 CL200 PVC AND ASSOCIATED CAPS FOR USE AS
IRRIGATION SLEEVES. LOCATIONS OF IRRIGATION SLEEVES
SHALL BE COORDINATED WITH THE OWNER.

5. CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING WITH
OTHER TRADES FOR TIE IN LOCATION AND SIZE REQUIREMENTS
FOR UTILITY TIE IN POINTS.

6. CONTRACTOR SHALL NOTIFY THE APPROPRIATE UTILITY AT
LEAST 48 HOURS PRIOR TO COMMENCING CONSTRUCTION
HAVING POTENTIAL IMPACT TO THE UTILITY'S STRUCTURE.

7. CONTRACTOR SHALL INSTALL FITTINGS, THRUST BLOCKS, AND
OTHER REQUIRED COMPONENTS TO ESTABLISH THE PROPER
ALIGNMENT OF UTILITY MAINS AND SERVICES AS SHOWN ON THE
PLANS.

8. CONTRACTOR SHALL INSTALL ALL WATER MAINS AND SERVICES
AT AN ELEVATION WHICH WILL AVOID ALL CONFLICTS WITH
SEWER, DRAINAGE, AND OTHER UNDERGROUND UTILITIES.
WATER MAINS SHALL BE LAID WITH A MINIMUM OF 30" COVER
UNLESS APPROVED BY THE ENGINEER TO AVOID A CONFLICT.

9. ALL VALVES BOXES, CLEANOUTS, SEWER MANHOLE TOPS, AND
OTHER UTILITY STRUCTURE TOPS SHALL BE ADJUSTED BY THE
CONTRACTOR TO MATCH FINAL GRADES IN ALL AREAS.

SCALE:
UTILITY PLAN1

C400 1" = 20'

.

.ELEV =

1. CONTRACTOR SHALL VERIFY LOCATIONS OF ALL PROJECT
RELATED UTILITIES, BURIED AND ABOVE GROUND, REGARDLESS
OF INCLUSION ON THESE PLANS. THE LOCATIONS OF ANY EXISTING
UTILITIES SHOWN ARE APPROXIMATE ONLY.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR DETERMINING
THE EXACT LOCATION OF ALL EXISTING UTILITIES BEFORE
COMMENCING WORK.

3. ALL CONTRACTOR DAMAGED UTILITIES SHALL BE REPAIRED AT
THE CONTRACTOR'S EXPENSE.

UNDERGROUND UTILITY NOTES
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30
" T

O
 4

2"

ASTM D2321
CLASS DESCRIPTION

ASTM D2487                                 NOTATION
DESCRIPTION

MINIMUM
STANDARD
PROCTOR

DENSITY (%)

MAXIMUM
LIFT

PLACEMENT
DEPTH

I CRUSHED ROCK,
ANGULAR N/A

ANGULAR CRUSHED STONE OR ROCK, CRUSHED
GRAVEL, CRUSHED SLAG; LARGE VOIDS WITH LITTLE

OR NO FINES
DUMPED 18"

II

CLEAN,
COARSE-GRAINED

SOILS

GW WELL-GRADED GRAVEL, GRAVEL-SAND MIXTURES;
LITTLE OR NO FINES

85% 12"

GP POORLY-GRADED GRAVELS, GRAVEL-SAND
MIXTURES; LITTLE OR NO FINES

SW WELL-GRADED SANDS, GRAVELLY SANDS; LITTLE OR
NO FINES

SP POORLY-GRADED SANDS, GRAVELLY SAND; LITTLE
OR NO FINES

COARSE-GRAINED
SOILS, BODERLINE
CLEAN TO W/FINES

GW-GC,
SP-SM

SANDS AND GRAVELS WHICH ARE BORDERLINE
BETWEEN CLEAN AND WITH FINES

III

COURSE-GRAINED
SOILS WITH FINES

GM SILTY GRAVELS, GRAVEL-SAND-SILT  MIXTURES

90% 9"

GC CLAYEY GRAVELS, GRAVEL-SAND-CLAY MIXTURES

SM SILTY SANDS, SAND-CLAY MIXTURES

SC CLAYEY SANDS, SAND-CLAY MIXTURES

INORGANIC
FINE-GRAINED

SOILS

ML
INORGANIC SILTS AND VERY FINE SANDS, ROCK

FLOUR, SILTY OR CLAYEY FINE SANDS, SILTS WITH
SLIGHT PLASTICITY

CL INORGANIC CLAYS OF LOW TO MEDIUM PLASTICITY;
GRAVELLY, SANDY, OR SILTY CLAYS; LEAN CLAYS

6" FOR 4' DIA

5'-10" DIA.

FINISH GRADE

GROUT

PAVEMENT

6'-10" DIA.

PLAN

8" FOR 5' DIA

USE VULCAN FOUNDRY MODEL
V-1105 (OR APPROVED EQUAL)
HEAVY-DUTY, NON-ROCKING

PRECAST ADJUSTING
RINGS AS REQ'D TO
ADJUST CASTINGS TO
FINISH GRADE

BITUMINOUS PLASTIC
SEALER (TYPICAL ALL
JTS.)

COPOLYMER PLASTIC
STEPS INTEGRALLY
CAST IN RISER SECTION
@ 12" VERT. O.C.

#4 RE-BAR 12"
O.C. EA. WAY

ALTERNATE POURED-
IN-PLACE BASE SECTION
(WITH ENGINEERS
PERMISSION ONLY)12" SELECT BACKFILL

COMPACTED PER
SPECIFICATIONS

PRECAST BASE SECTION
(BASE REINFORCEMENT

PER MANUFACTURERS
APPROVED DWGS.)

KOR-N-SEAL
(REQ'D)

PRE-CAST
M.H. RISER

PRECAST M.H.
CONE SECTION
OR FLAT SLAB

5"4'-0" DIA.5"

6"

12
"

GROUT TO
FORM INVERT

SECTION

FORM INVERT
CHANNELS

GRANULAR EMBEDMENT
MATERIAL (CRUSHED
LIMESTONE OR GRAVEL)

60" PRECAST CONCRETE
MANHOLE SECTION

PRECAST CONCRETE
MANHOLE TOP

WATER TIGHT
JOINT

MANHOLE FRAME SHALL BE
MODEL 1322Z AND COVER
SHALL BE MODEL 1322A AS
MANUFACTURED BY EJ CO
OR EQUAL

30"

60"

30
" M

IN

18" MIN

18
" M

IN

3.5

6.9

12.7

9.0

14" DIA.

2.9

5.6

10.4

7.0

12" DIA.

2.0

3.9

7.2

5.0

10" DIA.

1.8

3.6

6.7

4.7

8" DIA.

1.0

1.5

2.7

2.5

6" DIA.

1.0

1.0

2.0

2.0

4" DIA.

22 1/2°

45°

90°

TEES

FITTING:

IN SQUARE FEET
BEARING AREAS FOR THRUST BLOCKING

TEEVERTICAL BENDHORIZONTAL BEND

2 - #4 BARS

CROSS
NOTE:  ALL FITTINGS SHALL BE
COVERED  WITH A GEOTEXTILE

FABRIC PRIOR TO  POURING
CONCRETE THRUST BLOCKING

OPEN
BODY

STANDPIPE
(PAINTED RED)

TO RISER ROOM

GROUND LINE OR
FINISHED GRADE

TAMPER SWITCH

FROM WATER MAIN

PADLOCK

21
2" NST SIAMESE FIRE

DEPARTMENT
CONNECTION

  TYPICAL WATER MAIN THRUST BLOCK DETAIL

  TYPICAL POST INDICATOR VALVE DETAIL

  EMBEDMENT MATERIAL TABLE  TYPICAL SEWER MANHOLE DETAIL

  TYPICAL CHECK VALVE DETAIL

MIN TRENCH
WIDTH

(SEE TABLE)

30
" M

IN
. C

O
VE

R

M
AR

KI
N

G
 T

AP
E

12
" A

BO
VE

 P
IP

E

1. SUITABLE EMBEDMENT MATERIALS, EITHER ON-SITE OR IMPORTED, SHALL MEET THE
REQUIREMENTS FOR CLASS I, II, OR III PER THE LATEST VERSION OF ASTM D2321. THE
CONTRACTOR SHALL PROVIDE DOCUMENTATION TO THE ENGINEER FOR EMBEDMENT
MATERIAL TO BE USED FOR PIPE INSTALLATION. SEE THE EMBEDMENT MATERIAL TABLE
FOR COMPACTION AND LIFT PLACEMENT REQUIREMENTS.

2. FOUNDATION: WHERE THE TRENCH BOTTOM IS UNSTABLE, THE CONTRACTOR SHALL
EXCAVATE TO A DEPTH REQUIRED BY THE ENGINEER AND REPLACE WITH SUITABLE
MATERIAL AS SPECIFIED BY THE ENGINEER.

3. BEDDING: BEDDING IS REQUIRED TO ESTABLISH LINE AND GRADE AND TO PROVIDE FIRM
PIPE SUPPORT. MINIMUM BEDDING THICKNESS SHALL BE 4" FOR UP TO 24" DIAMETER
PIPE AND 6" FOR 30"-60" DIAMETER PIPE. THE MIDDLE 1/3 BENEATH THE PIPE INVERT
SHALL BE LOOSELY PLACED, WHILE THE REMAINDER SHALL BE THOROUGHLY
COMPACTED.

4. HAUNCHING: THE HAUNCHING MATERIAL SHALL BE INSTALLED UNIFORMLY IN LIFTS ON
EACH SIDE OF THE PIPE AND SHOVELED UNDER THE PIPE ENSURING TO FILL VOIDS. THE
MATERIAL SHALL BE THOROUGHLY COMPACTED TO THE SPRING LINE OF THE PIPE
EXTENDING TO THE SIDE WALLS OF THE TRENCH ENSURING THAT THE PIPE ALIGNMENT
IS NOT DISTURBED.

5. INITIAL BACKFILL: THE INITIAL BACKFILL SHALL PROCEED TO THE TOP OF THE PIPE. THE
MATERIAL SHALL BE THOROUGHLY COMPACTED INSTALLED IN UNIFORMED LIFTS ON
EACH SIDE OF THE PIPE EXTENDING TO THE SIDE WALLS OF THE TRENCH.

6. FINAL BACKFILL (NON-TRAFFIC): SUITABLE MATERIAL IN NON-TRAFFIC APPLICATIONS
(GRASS OR LANDSCAPE AREAS) SHALL BE GENERAL FILL MATERIAL. BACKFILL SHALL
PROCEED TO FINISHED GRADE IN 12 INCH LIFTS COMPACTED TO ELIMINATE AIR VOIDS.

7. FINAL BACKFILL (TRAFFIC): SUITABLE MATERIAL IN TRAFFIC APPLICATIONS SHALL BE
SELECT FILL COMPACTED IN 8 INCH LOOSE LIFTS TO NOT LESS THAN 95 PERCENT
STANDARD PROCTOR.

8. MINIMUM COVER (NON-TRAFFIC): FOR NON-TRAFFIC APPLICATIONS (GRASS OR
LANDSCAPE AREAS), MINIMUM COVER IS 12" FROM THE TOP OF PIPE TO GROUND
SURFACE.

9. MINIMUM COVER (TRAFFIC): FOR TRAFFIC APPLICATIONS THE MINIMUM COVER IS 12"
FOR UP TO 48" DIAMETER PIPE AND 24" OF COVER FOR 60" DIAMETER PIPE, MEASURED
FROM TOP OF PIPE TO BOTTOM OF FLEXIBLE PAVEMENT OR TO TOP OF RIGID
PAVEMENT.

10. CONTRACTOR SHALL MAINTAIN TRENCH BACKFILL AT GROUND SURFACE UNTIL FINAL
ACCEPTANCE OF THE WORK. ALL SURPLUS MATERIALS NOT USED IN BACKFILLING SHALL
BE REMOVED AND DISPOSED OF BY CONTRACTOR AT HIS OWN EXPENSE.

PIPE DIAM. MIN. TRENCH
WIDTH

12" 30"
15" 34"
18" 39"
24" 48"
30" 56"
36" 64"
42" 72"
48" 80"
60" 96"
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WATER AND SEWER PIPE INSTALLATION NOTES
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3 Bay St. Louis, Mississippi Tax Increment Financing Redevelopment Plan 2025 

 

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

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

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

 

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

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

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

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

referenced herein; 

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

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

new development projects and redevelopment projects; and,  

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

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

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

 

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

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

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

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

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

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

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

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

redevelopment  

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

conducted to identify those that supported redevelopment activities  

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

areas for the City of Bay St. Louis 

4. Implementation - recommended implementation strategies for accomplishing specific 

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

Hancock County, Mississippi.  
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5 Bay St. Louis, Mississippi Tax Increment Financing Redevelopment Plan 2025 

 

The primary documents, plans, and studies reviewed in developing this Tax Increment Financing 

Redevelopment Plan are: 

 

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

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

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

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

current values and trends) 

5. Census Tract 303 Opportunity Zone 

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

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

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

1, 2023. Population Division. May 2024. 

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

2024. 

9. Cubit Planning 2025 Population Projections. December 2024. 

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

images, and interpretations 

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

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

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

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

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

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

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

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

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

 

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

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

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

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

 

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

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

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

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

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

 

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

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

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

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

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

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

net increase residing in Hancock County.  

 

 

TABLE I 

MIGRATION AND NATURAL INCREASE 

 2010 Population 43,929 

2020 Population 46,053 

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

Statistics, 1990-2012. 

    

  

\  
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State of Mississippi Population Trends: 

 

Year Mississippi % Change 

2020 2,961,278 0.2% 

2010  2,967,297 4.3% 

2000 2,844,658 10.5% 

1990 2,573,216 2.1% 

1980 2,520,770 13.7% 

1970 2,216,994 1.8% 

1960 2,178,141 0.0% 

1950 2,178,914 -0.2% 

1940 2,183,796 8.7% 

1930 2,009,821 12.2% 

1920 1,790,613 -0.4% 

1910 1,797,114 - 
 

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

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

 

 

Economic Trends:  
 
 

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

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

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

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

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

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

 

 

 

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

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

relative lack of affordable housing along the Gulf Coast.  

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

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

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

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

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

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

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

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

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

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

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

settled, they seek to purchase property in the community where they have been living.  
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Home sites located within Hancock County 
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128

Item # 10.



 

 

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

 

 

129

Item # 10.



 

 

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

 

 

 

130

Item # 10.



 

 

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

 

 

131

Item # 10.



 

 

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

 

 

 

132

Item # 10.



 

 

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

 

 

133

Item # 10.



 

 

40 Bay St. Louis, Mississippi Tax Increment Financing Redevelopment Plan 2025 
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Section 3 – Specific Redevelopment Plan Findings, Goals and Objectives 
 
The adopted goals and strategies below are taken from the City of Bay St. Louis’s General Development 

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

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

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

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

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

 
Findings, Goals, and Objectives  

 

Findings 

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

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

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

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

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

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

development-related goals and objectives. 

 

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

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

Goals and Objectives following.  

 

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

 
Findings Regarding Population 

 

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

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

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

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

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

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

trade area and continues to see healthy population growth. 

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

based on historic growth rate and other factors.  

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

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

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

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

Louis and Hancock County. 

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

component of the general Mississippi economy is thriving. 

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

sales in 2023. 

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

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

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

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

14.9% for Mississippi. 

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

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

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

and its related service providers.  

 
Findings Regarding Land Use 

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

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

impact. 

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

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

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

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

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

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

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

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

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

variety of other supporting development categories.   

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

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

 

Findings Regarding Transportation 
 

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

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

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

based on current growth trends without additional resources. 

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

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

meet market and traffic patterns. 

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

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

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

provided through any new developments particularly in the community commercial 

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

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

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

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

landscaping. 

 
Findings Regarding Housing 

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

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

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

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

use or vacant.  

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

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

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

experiencing an opportunity for increased densities in appropriate locations.  

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

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

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

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

threshold and can be considered cost burdened. 

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

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

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

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

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

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

supporting increased tax revenues. 

 
Findings Regarding Capital Facilities 

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

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

areas targeted for development for future growth opportunities. 

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

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

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

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

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

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

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

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

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

underground distribution system. Interest was expressed in expanding the system 

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

reading system to cellular. 

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

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

 
Findings Regarding Community Appearance and Design 

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

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

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

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

condition but special development efforts such as restrictive zoning ordinances, 

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

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

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

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

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

as main transportation corridors for the community.   

Goals and Objectives 
 

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

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

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

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

planning goals and principles.  

 

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

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

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

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

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

Mississippi. 

 
Goals Related to General Features 

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

its community will be protected. 
 

Goals Related to Population 
 

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

moderate population increases by: 

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

cultural, and medical amenities for retirees 

 

Goals Related to Economy and Economic Development 
 

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

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

families. 

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

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

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

and opportunities. 

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

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

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

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

and seek to preserve a historic community atmosphere. 

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

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

housing developments that support tourism. 

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

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

center. 

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

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

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

and support local business.   

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

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

areas for work. 

 

4. Provide adequate amounts of industrial development land. 

a. Promote the expansion of existing local manufacturing industries. 

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

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

developments, and quality of life activities. 

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

young families to migrate into the local community. 

140

Item # 10.



 

 

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

 

d. Encourage the development of affordable, quality housing that fosters long-term 

growth. 

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

and the development of commercial housing units with multiple tenants, 

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

housing stock. 

 

Goals Related to Land Use 
 

The City will 

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

local economy; 

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

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

treatment of manufactured housing (dedicated developments allowed under the local 

ordinances and zoning regulations) and multiple family housing; 

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

5. encourage commercial developments and preservation of architecturally significant 

structures; 

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

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

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

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

 
Goals Related to Transportation 

 
The City will 

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

ease of access and circulation along with safe engineered designs; 

2. assure appropriate maintenance of local transportation routes; 

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

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

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

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

entering the community corridors. 

 
Goals Related to Housing 

 

The City will 

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

local economy; 

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

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

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

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

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

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

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

 

The City will 

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

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

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

these properties are protected for future generations; 

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

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

landscaping; and, 

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

development. 

 
Goals Related to Capital Facilities 

 
The City will 

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

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

support long-term planning needs; 

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

current and future consumer demand; and, 

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

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

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

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

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

in the City of Bay St. Louis. 

 

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

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

 

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

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

in private capital investment for economic development projects by developing vacant 

land. 

 

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

increase retail sales activity within the local community. 

 

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

in the City of Bay St. Louis. 

 

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

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

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

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

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

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

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

made bold and enlarged.  

 

 The City of Bay St. Louis General Development Plan  

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

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

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

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

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

 

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

encroaching industrial and commercial uses. 

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

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

Codes enforcement to protect and revitalize transitional residential areas. 

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

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

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

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

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

 

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

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

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

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

expansion. 

 

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

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

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

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

policies are recommended for these historic districts land use category. 

 

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

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

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

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

townhouses/condominiums) just off the main roadway corridors. 

 

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

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

the area in a historically appropriate way. 

 
General Development Policies for Industrial and Employment Areas 

 

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

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

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

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

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

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

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

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

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

foot of site area).  

 

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

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

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

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

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

land use category.  

 

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

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

transportation services. 

  

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

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

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

use areas as a whole.  

 

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

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

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

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

industrial use.  

 

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

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

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

developed with wholesaling and warehousing activities in addition to manufacturing. 

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

and/or patterns of industrial land use. 

 

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

surrounding land uses. 

 

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

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

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

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

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

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

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

be made regarding marginal industrial activities.  

 

 
 

 

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

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

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

storage areas adjoining residential conservation areas should include residential and other 

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

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

 

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

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

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

entire City of Bay St. Louis corporate limits.  

 

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

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

established as follows:  

 

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

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

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

the date of adoption of this plan.    

 

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

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

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

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

redevelopment strategies have been identified as potentially appropriate means of achieving 

redevelopment in the City of Bay St. Louis: 

 

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

population densities are higher; 

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

Mississippi;  

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

Mississippi; 

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

Home Corporation and, 

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

Authority or other entities of State of Mississippi. 

 

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

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

property tax abatements.  

 

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

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

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

 

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

 

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

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

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

below.  

 

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

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

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

 

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

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

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

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

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

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

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

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

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

Law may be applied to a “Redevelopment Project.” 

Defining and Redevelopment Project 

 

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

areas as follows: 

 

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

(ii), and (iii)) 

 

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

 municipality: 

 

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

structures, or improvements the acquisition of which is necessary 

or incidental to the proper clearance, development or 

redevelopment of such blighted areas or to the prevention of the 

spread or recurrence of slum conditions or conditions of blight; 

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

buildings, structures, streets, utilities, or other improvements 

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

bulkheads, boat docks, and site improvements essential to the 

preparation of sites for uses in accordance with the redevelopment 

plan and public improvements to encourage private redevelopment 

in accordance with the redevelopment plan; or, 

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

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

accordance with such redevelopment plan to retain property or 

public improvements for public use in accordance with the 

redevelopment plan. 

 

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

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

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

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

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

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

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

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

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

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

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

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

 

(a) “Project area” includes:  

 

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

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

obsolescence, inadequate provision for ventilation, light, air, 

sanitation, or open spaces, high density of population and 

overcrowding or the existence of conditions that endanger life or 

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

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

juvenile delinquency or crime and are detrimental to the public 

health, safety, morals, or welfare; 

 

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

preservation, as designated by the Department of Archives and 

History; 

 

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

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

adequacy, accessibility or usefulness, unsanitary or unsafe 

conditions, deterioration of site improvements, diversity of 

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

improper subdivision or obsolete platting or the existence of 

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

any combination of such factors, substantially impair or arrest the 

sound growth of the community, retard the provision of housing 

accommodations or constitute an economic or social liability and are 

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

present condition and use; or, 

 

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

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

public interest. 
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Establishing a TIF Redevelopment Project Plan 

 

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

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

Financing Act.   

 

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

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

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

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

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

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

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

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

 

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

 

  1. Rehabilitation and Renovation 

 

 This Redevelopment Plan provides for the utilization of the Tax Increment 

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

 

 a. Substandard structures on which rehabilitation or renovation is practical 

in the judgment of the owners thereof. 

 

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

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

  structure is located. 

 

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

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

whichever may apply. 

 

2. Acquisition of Real Property 

 

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

Plan. 

 

3. Demolition and Removal of Structures 

 

 This Redevelopment Plan shall be implemented in some instances through the 

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

removal of the following structures, if necessary and appropriate: 

 

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

rehabilitation is not practical; 

 

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

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

utilization of the property on which such structures are located; 

 

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

of the City determines to be economically obsolete; and, 

 

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

determines prevent the maximum utilization of the property on which such 

structures are located. 

 

  4. Construction of Improvements 

 

 This Redevelopment Plan provides for the construction of new improvements for 

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

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

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

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

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

 

5. Development and Redevelopment 

 

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

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

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

the Redevelopment Plan and applicable law. 

 

 This Redevelopment Plan encourages the new development or redevelopment of 

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

 

6. Consolidation of Title 

 

 This Redevelopment Plan provides for the elimination of diverse patterns of 

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

 

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

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

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

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

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

 

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

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

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

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

 

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

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

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

development, and as allowed under the state statutes. 

 

  8. Construction of Off-Street Parking Facilities 

 

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

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

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

 

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

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

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

 

9. Encouragement of Rehabilitation, Renovation, New Development and 

Redevelopment by Private Enterprise 

 

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

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

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

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

 

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

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

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

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

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

renovation, clearance, new development or redevelopment within the 

redevelopment area by: 

 

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

of buildings or other improvements in accordance with this 

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

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

rehabilitating buildings or other improvements in accordance with this 

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

demolishing and removing buildings and improvements and constructing 

improvements (including buildings) in the redevelopment area in 

accordance with this Redevelopment Plan. 

 

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

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

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

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

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

shall impose. 

  

155

Item # 10.



 

 

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

 

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

1. Land Uses/Zoning Ordinance 

 

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

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

uses and conform to City zoning controls.  

 

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

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

 

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

St. Louis’s City Clerk. 

 

2. Maximum Densities/Zoning Ordinance 

 

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

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

in the redevelopment area. 

 

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

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

Plan. 

 

3. Land Development/Subdivision Regulations 

 

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

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

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

municipality.  

 

4. Building Requirements/Building and Related Codes 

 

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

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

community as applicable, as may be in effect from time to time, whichever is appropriate. 

 

  

156

Item # 10.



 

 

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

 

5. Circulation and Traffic Control 

 

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

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

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

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

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

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

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

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

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

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

the general circulation patterns of the community. 

 

6.  Off Street Parking and Loading 
 

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

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

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

regulated and controlled. 

 

 

7.  Minimum Requirements 

 

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

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

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

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

 

8.  Waiver 

 

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

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

1. Procedures 

 

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

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

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

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

 

2. Property to Be Acquired 

 

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

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

facilities within the redevelopment area. 

 

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

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

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

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

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

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

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

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

Louis. 

 

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

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

 

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

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

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

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

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

 

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

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

requires the following: 

 

 I. Redevelopment Project Description 

 

  a. Location, legal description, environmental characteristics and zoning 

  b. Building type and proposed use(s) 

 

 II. Developer(s) Information 

 

  a. Name(s) and/or entity name 

  b. Address: Local and out-of-state 

  c. Tax identification number 

  d. Local contractors or agents 

 

 III. Economic Development Impact Description 

 

  a. Job creation – permanent and temporary 

  b. Financial benefit to the community 

 

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

 

  a. Construction of Improvements: 

New improvements shall be constructed for uses in accordance with the 

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

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

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

 

  b. Redevelopment: 

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

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

Redevelopment Plan and applicable law. 

 

  c. Consolidation of Title: 

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

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

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

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

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

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

land. 

 

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

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

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

the total amount of indebtedness to be incurred. 

  

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

 

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

 

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

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

 

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

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

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

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

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

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

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

 

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

DEVELOPMENT and REDEVELOPMENT of municipalities and counties throughout the State 

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

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

(Attached as Exhibit I) 

 

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

adopted in 1969. 

 

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

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

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

 

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

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

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

 

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

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

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

 

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

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

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

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

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

 

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

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

 

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

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

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

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

 

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

operations. 

 

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

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

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

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

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

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

the County. 
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Exhibit III 
The Tax Increment Financing Process 

 
 

Tax Increment Financing Redevelopment Plan 

 

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

"a redevelopment project area" 

 

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

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

connection with the Redevelopment Plan 

 

• Publication of a Notice of Public Hearing 

 

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

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

 

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

Plan 

 

Tax Increment Financing Plan 

 

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

 

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

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

sets a Public Hearing 

 

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

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

 

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

adopt and authorize the Tax Increment Financing Plan 

 

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

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

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

DEVELOPMENT ACT 

 
MISSISSIPPI CODE OF 1972  

As Amended  

 

Index for Chapter 064 of Title 57 

57-64-1.  Short title.  

57-64-3.  Declaration of public policy.  

57-64-5.  Purpose.  

57-64-7.  Definitions.  

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

57-64-11.  Issuance of bonds.  

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

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

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

57-64-19.  Intergovernmental cooperation and coordination 

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

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

57-64-25.  Applicability of existing laws.  

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

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

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

57-64-31.  Eminent domain.  

57-64-33.  Repealed.  
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http://www.mscode.com/free/statutes/57/064/0001.htm
http://www.mscode.com/free/statutes/57/064/0003.htm
http://www.mscode.com/free/statutes/57/064/0005.htm
http://www.mscode.com/free/statutes/57/064/0007.htm
http://www.mscode.com/free/statutes/57/064/0009.htm
http://www.mscode.com/free/statutes/57/064/0011.htm
http://www.mscode.com/free/statutes/57/064/0013.htm
http://www.mscode.com/free/statutes/57/064/0015.htm
http://www.mscode.com/free/statutes/57/064/0017.htm
http://www.mscode.com/free/statutes/57/064/0019.htm
http://www.mscode.com/free/statutes/57/064/0021.htm
http://www.mscode.com/free/statutes/57/064/0023.htm
http://www.mscode.com/free/statutes/57/064/0025.htm
http://www.mscode.com/free/statutes/57/064/0027.htm
http://www.mscode.com/free/statutes/57/064/0029.htm
http://www.mscode.com/free/statutes/57/064/0031.htm
http://www.mscode.com/free/statutes/57/064/0033.htm
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Exhibit VI 
 

Legal Description, and Boundary Map of City of Bay St. Louis, 
Mississippi 
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As required by Section 21-45-21 of the Mississippi Code of 1972, as amended, the 
Planning Commission was directed by the City Council to consider the manner in 
which the Tax Increment Financing Redevelopment Plan, Bay St. Louis, 
Mississippi, 2025 conforms with the comprehensive plan of the City of Bay St. 
Louis adopted on July 02, 2024. 

This letter is to advise you that the City of Bay St. Louis Planning Commission has 
met; and reviewed the Tax Increment Financing Redevelopment Plan, City of Bay 
St. Louis, Mississippi, 2025. As required, the Planning Commission has determined 
that the Redevelopment Plan is in accord with the goals, and objectives of the 
general plan for redevelopment for the City of Bay St. Louis. 

We recognize Tax Increment Financing as a valuable economic development tool, 
which will strengthen our community’s tax base and provide job opportunities for 
our City.  

Therefore, it is recommend approve and implementation of the Tax Increment 
Financing Redevelopment Plan, Bay St. Louis, Mississippi, 2025. 

 

-​ Jeremy Burke 
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