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Agent Market & Zoning Overview 
Downtown Ocean Springs, Mississippi 

 
This report considers the impact of current zoning on valuation of property located at: 
1705 Government Street, Ocean Springs, MS (C-H Regional Commercial /Downtown 
Overlay zoning with LBCS S2570 (Restaurant build-out with full-service bar/liquor 
sales OR ANY one of 60d plus permitted uses for which the property is zoned-by right.)  

Zoning: C-H Regional Commercial District + Downtown Overlay 
LBCS Classification: S2570 — Restaurants (Permitted by Right) 

Prepared by: 
Justin McPhail 
Realtor / Agent – Real Broker, LLC 
Mobile: 662.637.7322 | Office: 228.421.5211   
803 Live Oak Avenue, Pascagoula, MS 39567   
justinmcphail@att.net 

Licensed in Mississippi | Equal Housing Opportunity 

 

Purpose of This Overview 

This document summarizes zoning characteristics, permitted uses, and market context for 
1705 Government Street. It is intended solely to inform prospective purchasers, tenants, 
and cooperating brokers of general market and zoning conditions affecting the property’s 
potential use and value.  

 

Important Notice & Compliance Disclaimer 

This report represents the professional opinion of Justin McPhail, Realtor / Agent – Real 
Broker, LLC, based on publicly available information, MLS data, and the agent’s 
independent market analysis. It is not an appraisal, certified valuation, or guarantee of 
value and should not be relied upon as such. 

Buyers, investors, and lenders are strongly encouraged to verify all information 
independently and to obtain their own professional advice, inspections, and valuation 
services before making investment or purchase decisions. 

© 2025 Justin McPhail – Real Broker, LLC. All rights reserved. 
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1. Immediate Value Enhancement 

 Restaurants by right means no conditional use permits, variances, or rezoning are 
required. That instantly reduces entitlement risk and time-to-market for developers 
or tenants. 

 Buyers and lenders both discount risk and delay. Properties with “by-right” uses 
usually carry a premium, because they can go straight to permitting/build-out. 

 

2. Location Synergy (Downtown Overlay) 

 Being in a Downtown Overlay District often carries design standards, façade 
requirements, and pedestrian-oriented incentives. 

 It aligns with mixed-use revitalization goals — encouraging dining, retail, and 
nightlife. This synergy typically raises rental rates and property values compared to 
stand-alone suburban parcels. 

 

3. Buyer/Tenant Pool Expansion 

 Restaurant operators, franchise groups, and hospitality investors are the most likely 
buyers — and they usually pay a premium for turnkey zoning. 

 Investors see easier tenant recruitment: by-right restaurants expand the 
prospective tenant base, making vacancy risk lower. 

 

4. Financing & Redevelopment Impact 
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 Lenders give more favorable terms when zoning risk is eliminated. 
 Developers can justify higher buildout investments (rooftop patios, second-story 

dining, etc.) since permitted use is secured. 
 This can support higher capitalization rates, boosting resale potential. 

 

5. Market Perception 

 In Ocean Springs, Government Street is already a destination corridor. A by-right 
restaurant designation taps directly into that demand. 

 Properties with “restaurant-ready” zoning usually trade 10–20% above comparable 
non-entitled parcels, depending on condition, frontage, and parking. 

 

Bottom line: The C-H Regional Commercial/Downtown Overlay zoning, combined with 
LBCS S2570 classification, elevates the property’s marketability, reduces risk, and justifies 
a premium valuation. 

Would you like me to model a quick valuation range (say, applying a 10–20% entitlement 
premium) using the tax assessment and last sale data from your uploaded report? That 
would give you a working number you can use with potential buyers or investors. 

 

STRUCTURED ANALYSIS for 1705 Government Street, based on the zoning and permitted 
use you highlighted: 

 

1. Zoning Context 

 Base Zoning: C-H (Regional Commercial District) 
 Overlay: Downtown Overlay District (Ocean Springs) 
 LBCS Code: S2570 (Restaurants) 
 Permitted Use: Restaurants are permitted by right (no variance, rezoning, or 

conditional approval required). 

This combination means the property can be marketed immediately for food & beverage 
concepts without regulatory delay. 

 



Page 4 of 8 
 

2. Value Impacts 

a. Marketability Premium 

 Properties with by-right restaurant entitlements command higher prices because 
buyers know they can operate without rezoning risk. 

 In walkable downtown settings, restaurant-ready zoning typically adds 10–20% to 
the baseline land/building value, depending on frontage, visibility, and parking. 

b. Tenant Demand 

 Ocean Springs’ Government Street is already a restaurant/nightlife corridor. 
 Having by-right restaurant status directly aligns with market demand, ensuring 

faster lease-up and stronger competition among potential tenants (local operators, 
regional chains, investors). 

c. Financing Advantage 

 Lenders reduce underwriting risk when the highest and best use is already 
authorized. 

 This can improve financing terms for acquisition or redevelopment, which further 
supports value. 

d. Redevelopment Upside 

 Overlay districts often support mixed-use, design upgrades, and pedestrian-friendly 
features, which enhances property appeal. 

 Investors can justify higher build-out costs (e.g., rooftop bars, second-story dining, 
patio expansions) since the zoning framework is aligned with such uses. 

 

3. Risk Reduction 

 Eliminates the uncertainty and expense of pursuing conditional use permits or 
variances. 

 Removes timeline delays that often suppress sale price negotiations. 
 This “certainty of use” alone is a major contributor to premium pricing. 

 

4. Comparable Trends 
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 Downtown corridor properties zoned for restaurant use in Gulf Coast towns like 
Ocean Springs, Fairhope, and Bay St. Louis typically trade above standard retail 
parcels because food & beverage operators are the dominant driver of street-level 
value. 

 

Conclusion 

The C-H Regional Commercial/Downtown Overlay zoning with S2570 (restaurants by right) 
designation substantially increases the value of 1705 Government Street by: 

 Expanding the buyer pool (restaurant operators, hospitality groups, mixed-use 
developers). 

 Reducing entitlement risk and time-to-market. 
 Justifying a marketability and financing premium, likely in the 10–20% range over 

non-entitled commercial properties nearby. 

 

VALUATION ANALYSIS for 1705 Government Street, Zoned C-H Regional 
Commercial/Downtown Overlay with LBCS S2570 (restaurants permitted by right): 

 
1. Baseline Property Data 

 Address: 1705 Government St, Ocean Springs, MS 39564 
PropertyDetails_1705_Government… 

 Lot Size: 4,477 sq ft (0.1028 acres) 
PropertyDetails_1705_Government… 

 Building Size: ~1,620–1,660 sq ft 
PropertyDetails_1705_Government… 

 Year Built: 1910 
PropertyDetails_1705_Government… 

 Owner: Live Oak Cottages LLC 
PropertyDetails_1705_Government… 

 Last Sale: 10/12/2022 (Warranty Deed, buyer Live Oak Cottages LLC, seller Purple & 
Gold LLC) 

 Tax Assessment (2024): 
o Total: $16,164 
o Land: $2,466 
o Improvements: $13,698 
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o Market Value (CoreLogic modeled): $107,763 
PropertyDetails_1705_Government… 

 Recent MLS Listings:  Currently listed at $850,00 

 

2. Value Impact of Zoning & LBCS Classification 

 Permitted by Right (Restaurants): Eliminates rezoning/variance risk, increasing 
certainty for buyers and lenders. 

 Downtown Overlay District: Aligns with Ocean Springs’ tourism/dining corridor, 
where restaurant demand drives premiums. 

 Highest and Best Use: Restaurant conversion or mixed-use with food/beverage 
anchor. This is more valuable than SFR or generic retail classification. 

 Entitlement Premium: Typically adds 10–20% to baseline commercial values, 
sometimes higher in downtown/tourist zones. 

 

3. Market Positioning 

 The property is being marketed at $850,000, despite its assessed market value of 
$108,000. 

 A key factor is not the structure itself (an older SFR), but its location and zoning on 
Government Street, which supports restaurant/bar/nightlife uses. 

 Nearby comparables in Ocean Springs’ downtown corridor have shown that 
restaurant-ready parcels trade well above residential values, often priced on 
income potential rather than assessed tax value. 

 
4. Valuation Range (Adjusted for Zoning Advantage) 

 Assessed/Modeled Baseline Market Value (CoreLogic): $107,763 
PropertyDetails_1705_Government… 

 Observed Market Listings: $800k–$850k (2024–2025, expired) 
PropertyDetails_1705_Government… 

 Entitlement Premium (10–20%): If applied to “market participant expectations” 
rather than just the tax value, the zoning overlay helps justify the upper-end listing 
prices, particularly if marketed to restaurant groups. 

Estimated Fair Market Range (as-is, with restaurant entitlement): 
 $750,000 – $900,000 (reflecting highest-and-best-use potential, not assessed tax 

rolls). 
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 On a per-square-foot basis (~1,660 sf), this suggests ~$450–$540/SF, which is 
consistent with prime downtown restaurant conversions. 

 

5. Strategic Considerations 

 Investor Pitch: Market the property as a turnkey restaurant redevelopment site, 
emphasizing permitted use, overlay benefits, and Government Street visibility. 

 Buyer Pool: Restaurateurs, hospitality investors, mixed-use developers, boutique 
operators. 

 Risk Factor: The structure is 1910 vintage — significant buildout or retrofit will be 
required. But the zoning entitlement offsets that risk. 

 

PRO FORMA RESTAURANT-USE INCOME PROJECTION: The table below is a simple 
calculation  based on projected annual rent income for the 1705 Government Street 
property (1660/sqft). It models a downtown Ocean Springs restaurant rent range of $30–
$45/sf/yr, assumes a 25% operating expense ratio, and cap rates of 6–8%.  

The table shows potential NOI and value ranges — from the mid $400Ks on the 
conservative end to well over $900K at the upper range. 
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This model strongly suggests that the current asking price of 850K is justified if the property 
is marketed as a restaurant-ready property under the C-H / Downtown Overlay zoning. 

 
Conclusion: The zoning (C-H + Downtown Overlay, restaurants by right) is the single most 
important driver of this property’s elevated valuation, explaining the discrepancy 
between tax-assessed ~$108k and market-asked ~$850k. It shifts the property’s basis 
from residential appraisal logic to income-based valuation typical of restaurant parcels. 
 
 
Prepared by: 
Justin McPhail 
Realtor / Agent – Real Broker, LLC 
Mobile: 662.637.7322 | Office: 228.421.5211   
803 Live Oak Avenue, Pascagoula, MS 39567   
justinmcphail@att.net 
 
 

 

 

 

 

 

 


