
 

 

AGENDA 

GAUTIER PLANNING COMMISSION 

September 7, 2017 

5:00 P.M. 

 

I. CALL TO ORDER 

II.  PLEDGE OF ALLEGIANCE (VOLUNTEER) 

III. APPROVAL OF AGENDA 

IV. APPROVAL OF MINUTES 
 

1. July 27, 2017 
 
V. PUBLIC COMMENTS 
 (MATTERS OF THE PLANNING COMMISSION NOT LISTED ON THE AGENDA) 
 
VI. OLD BUSINESS 

. 
VII. NEW BUSINESS 
 

1. Consideration of a Conditional Use-Major of a Title Loan Business in a TCMU- Town 
Center  Mixed Use District. (GPC CASE #17-11-CU) 

2. Request to rezone 2965 Old Spanish Trail, Parcel ID #’s 82435240.080, and 
82435240.085, and 82435160.055 from C-2, Community Commercial to I, Industrial. 
(GPC # 17-09-RZ)  
 

                     
 VIII. GENERAL DISCUSSION 
 
 A. PREVIOUS CASE UPDATES 
 

1. Consideration for a Conditional Use - Major that would allow a Temple/Church in a C-2, 
Community Commercial Zoning District (GPC# 17-10-CU).  

   
 B. PERMIT & TRC REPORTS  
 
IX. ADJOURN 
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GAUTIER PUBLIC HEARING PROCESS (PLANNING COMMISSION) 
 
Planning Commission Chairman to follow procedure below.  All questions/comments to 
be directed to the Council and not to applicant, staff, or other attendees of the meeting. 
 

1. Chairman announces the case. 
 

2. Chairman makes statement, “This is a Public Hearing and all statements to be 
made need to be true and accurate for the record.” 
 

3. Staff gives brief overview of case. 
 

4. Applicant presents their case. 
 

5. Anyone to speak in support of the Request?  Please state your name and 
address for the record. 
 

6. Anyone to speak in opposition of the Request?  Please state your name and 
address for the record. 
 

7. Any final comments from the applicant? 
 

8. Questions from Commission? 
 

9. Chairman closes public hearing – “This closes the Public Hearing portion of this 
case” bang of gavel 
 

10. Motion/Deliberation/Vote 
 

 
 



CITY OF GAUTIER 
STAFF REPORT 

 
 
 
To:  Chairman and Members, Planning Commission  
 
From:  Scott Ankerson, Planning Director/Building Official 
 
Date: August 9, 2017 
 
Subject: Consideration of a Property Owner Initiated Rezoning of Property from a C-2 

Community Commercial to an I-2 Industrial District located at 2965 Old Spanish 
Trail consisting of PIDN # 82435240.080, 82435240.085, and 82435160.055. 

 
 
 
REQUEST: 
 
The Planning Department has received a request from Bridget Booth, agent for Mississippi Lock 
Storage LLC for a Rezoning of property generally described as 2965 Old Spanish Trail from a C-
2 Community Commercial to an I-2 Industrial District.  The request for the rezoning consists of 
approximately 2.97 acres and includes PIDN# 82435240.080, 82435240.085, and 82435160.055. 
The application fee of $300 was paid on June 8, 2017. All public notice requirements have been 
met.  
 
BACKGROUND: 
 
Section 4.15 of the City’s Unified Development Ordinance (UDO) establishes the procedure to 
amend the City’s Official Zoning Map. The Gautier Planning Commission (GPC) shall review a 
proposal for a rezoning and shall make an advisory recommendation to the City Council as to the 
need and justification for the change when the public welfare justifies such action. The GPC 
shall include in its recommendation to the City Council findings that the required rezoning 
criteria have been met. 
 
DISCUSSION: 
 
1.  Location:  2965 Old Spanish Trail. (See Exhibit A) 
 
2.  Existing Zoning:  C-2 Community Commercial.  (See Exhibit B) 
 

           UDO 5.3.8 C-2 Community Commercial District—Purpose and Intent.  
The purpose and intent of this district is to provide areas of medium density 
commercial including a mixture of retail, professional services, and studios which 
cluster together.  Community Commercial Districts are located primarily along 
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transportation collectors such as Gautier Vancleave.  The co-location of 
professional services and civic uses shall be encouraged to strengthen industry 
and provide an attractive, pedestrian scale commercial corridor into the City. 

 
3.  Existing Land Use:  Commercial-Retail.  (See Exhibit C) 
 
4.  Future Land Use:  High Impact Commercial.  (See Exhibit D) 
  
DATA AND ANALYSIS: 
 
Property requested for Rezoning:  PID #8243524.080, 82435240.085, and 82435160.055 
 
Location: Ward 2 
 
Current Zoning of the Request Property: C-2 Community Commercial 
 
Current surrounding existing land use and zoning: 
 

 Current Land Use Zoning District 
North Vacant Lot, Wooded TC-Town Center 
South Vacant Lot I-2 Industrial 
East Commercial, Bowling 

Alley 
C-2 Community Commercial 

West Commercial, Cabinet Shop C-2 Community Commercial 
 
 
Surrounding Future Land Use Map (FLUM) designations according to the Comprehensive Plan: 
 

 FLUM Designation 
North Town Center 
South Industrial 
East High Impact Commercial 
West High Impact Commercial 

 
HISTORY: 
 
Prior to 2011, the Request Property was zoned I-2 Industrial.  In 2011, the City initiated a 
Comprehensive Re-Zoning of many parcels along Old Spanish Trail.  The request property was 
included in this City initiated Comprehensive Re-zoning.  In 2011, the Planning Commission 
directed Staff to begin implementing comprehensive rezonings based on the Comprehensive 
Plan’s land use designations.  Based on Staff’s recommendations at that time, the Planning 
Commission’s findings were that the subject area was not in accordance with the Comprehensive 
Plan, that there was a need for additional lands in the City to be designated C-2 Community 
Commercial to implement the Comprehensive Plan’s High Impact Commercial land use, and that 
scattered existing uses were inharmonious with the character of the current zoning and to the 
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2009 Comprehensive Plan.  Based on the analyses of the site data, existing and future land use 
maps, impact on the availability of infrastructure, consistency with the Comprehensive Plan, and 
the appropriateness of the request relevant to the criteria established by Section 4.16 of the 
Unified Development Ordinance, the City Council approved the Rezoning of the subject area to 
C-2 Community Commercial.          
 
REVIEW CRITERIA: 

 
The Planning Commission, in its report and recommendation to the City Council on the 
appropriateness of the request, shall study and consider the following criteria and recommend 
Findings of Facts, if applicable.  
 

A. There was a mistake in the original zoning; or 
B. The character of the surrounding area has changed to such an extent as to 

justify rezoning AND there is a public need for additional property to be 
zoned in accordance with the request. 

 
The Planning Commission shall not recommend approval of a rezoning unless the applicant has 
proven by clear and convincing evidence that either of the required criteria items above have 
been met. 
 
STAFF RECOMMENDATION: 
 
Staff finds that the property was re-zoned in 2011 from I-2 Industrial to C-2 Community 
Commercial, thus eliminating a mistake in the original zoning as criteria for rezoning the subject 
property.  Furthermore Staff finds very little change in the character of the surrounding area 
based on the study of prior land uses and current land uses of the subject property and 
surrounding properties.   
 
CONCLUSION: 
 
Based on the required Review Criteria established by Section 4.15 of the Unified Development 
Ordinance and the appropriateness of the request relevant to the criteria, the Commission may:  

 
1. Recommend that City Council approve to Rezone the subject area to I-2 Industrial; or 

2. Recommend that City Council deny the Rezoning. 

 
ATTACHMENTS:  
 

Exhibit 1 – Applicant’s Application 

Exhibit 2 – Ordinance, Planning Commission and Council Reports with supporting           
documentation from 2011 Rezoning  
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Exhibit A – Location Map 

Exhibit B – Existing Zoning Map 

Exhibit C – Existing Land Use Map 

Exhibit D – Future Land Use Map 

Exhibit E – Updated Parcel Information (Jackson County)   
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CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  September 7, 2017 
 
Subject: Conditional Use-Major Permit for a Title Loan Shop inside his existing Pawn 

Shop at 1823 HWY 90 (GPC Case No. 17-11-CU) 
           
 
REQUEST: 
 
Planning Department has received a request from Glenn Scott Ryder for a Conditional Use-
Major Permit that would allow a Title Loan Business inside his existing Pawn Shop in a TCMU, 
Town Center Mixed Use District at 1823 HWY 90, PID #82436480.150.  The application fee of 
$250 was paid on July 12, 2017. All public notice requirements have been met.  
 
 
BACKGROUND:  
 
The request property is zoned TCMU, Town Center Mixed Use.   
 

1. Location: 1823 HWY 90 (See Exhibit  A) 
 

2. General features of the proposed project: 
Total Building Area: App. 5100 square feet 
Site Size: App. 0.48Acres 

 
3. Potable Water and Wastewater Services: Existing from City 

  
4. Current Zoning (See Exhibit B): TCMU, Town Center Mixed Use 

 
5. Current Surrounding Zoning (See Exhibit B): TCMU- Town Center Mixed Use to 

the South, East and West. C-3 Highway Commercial to the North across Highway 
90. 

 
6. Current Surrounding Existing Land Use (See Exhibit C): Commercial-Retail to 

the South and East, Commercial Offices to the North across Hwy 90 and to the 
West.   

 
7. Comprehensive Plan Future Land Use Designation (See Exhibit D): Town Center. 

 
 



 

DISCUSSION: 
 
The following addresses the review criteria for a Major Conditional Use outlined in Section 
4.17.5 of the UDO.   
 

A.  The proposed use is compatible with the character of development in the vicinity relative 
to density, bulk and intensity of structures, parking, and other uses. 

Staff Finding: The proposed use is Title Loan Business which will be compatible with the 
properties in the vicinity. 
    

B.  Any possible detrimental effects might occur as a result of the Conditional Use to the 
continued use, value, or development of properties in the vicinity. 
 
Staff Finding: There is no evidence to indicate the proposed use will negatively affect the 
property values, or cause a detriment to the surrounding properties. 
 

C.  Whether or not the proposed use will adversely affect vehicular or pedestrian traffic in the 
vicinity. 
 
Staff Finding:  There is no evidence that the proposed Title Loan Business use will have 
any adverse affect on vehicular or pedestrian traffic.   
 

D.  If the proposed use can be accommodated by existing or proposed public services and  
facilities including, but not limited to, water, sanitary sewer, streets, drainage, police and 
fire protection, and schools.   

 
Staff Finding: The proposed use can be accommodated by existing public services and 
facilities.  
  

E.  If the proposed use is in harmony with the Comprehensive Plan. 
 

Staff Response: Yes, the Comprehensive plan’s Future Land Use Designation proposes 
Town Center in this area.  According to the Unified Development Ordinance, a Title 
Loan Business is allowed with a Major Conditional Use Permit in a TCMU Town Center 
Mixed Use District.  

 
F.  If the proposed use listed in the list of possible Conditional Uses in the particular Zoning          

District. 
 

Staff Finding: Yes, a Title Loan Business is listed as a Conditional Use-Major in a 
TCMU district.  



 

 
G.  Whether the proposed use will not be hazardous, detrimental, or disturbing, to present 

surrounding land uses due to noises, glare, smoke, dust, odor, fumes, water pollution, 
vibration, electrical interference, or other nuisances.  
 
Staff Finding: There is no evidence that the proposed use poses a hazardous, detrimental 
or disturbing affect to present surrounding uses.   
  

H.  Whether the use conforms to all district regulations for the applicable district in which it 
is located, unless other provisions are specifically set forth in the application. 

 
Staff Finding: The proposed use will conform to district regulations.  This will be ensured 
by the Planning Department upon review of final submittals before permits are issued. 
 

UDO Article II: Definitions 
TITLE-LOAN BUSINESS: A business that regularly makes either loans to individuals secured by the 
title to a vehicle or title pledge agreements with pledgers, unless the business or individual is exempt from 
the definition of "title pledge lender" under Mississippi Code Annotated Section 75-67-403 (1972), or 
unless more than ninety (90) percent of the loans that the business makes which are secured by vehicle 
titles are made in the context of the purchase of the vehicle. 

 
 
 

 
DETERMINATION OF APPLICABLE LAW: 
 

1. The UDO defines conditional uses as specific uses which are enumerated in each 
zoning district and which because of their nature are not allowed by right but may be 
allowed after the required review process.  The City may specify certain conditions as 
necessary to make the use compatible with other uses in the same district.  
Conditional uses are issued for uses of land and uses designated “Conditional Uses-
Major” are transferable from one (1) owner of land to another. 
 
The UDO further defines Conditional Uses-Major as uses that are not allowed by 
right but require a recommendation by the Planning Commission and the approval of 
the City Council. Additionally, if the conditional use is transferred to a new owner, 
the new owner must submit a letter to the Planning Director agreeing to the current 
terms and conditions before a business license may be issued. 

2. Conditional Uses-Major requires a public hearing before the Planning Commission 
and approval by the City Council (Section 4.14 of the UDO). 

 



 

RECOMMENDATION & CONCLUSION: 
  
Staff finds that the proposed use will be compatible and harmonious with the TCMU District and 
recommends approval with no specific proposed conditions outside of the UDO regulations and 
all applicable adopted codes. 
 
The Planning Commission may:  
 

1. Recommend that City Council approve the Conditional Use-Major  

2. Recommend that City Council approve the Conditional Use-Major with Conditions; or 

3. Recommend that City Council deny the Conditional Use-Major. 

 
ATTACHMENTS:  
 

1. Applicant’s Exhibit 1 – Application 

2. City’s Exhibit A – Location Map 

3. City’s Exhibit B – Existing Zoning Map  

4. City’s Exhibit C – Existing Land Use Map 

5. City’s Exhibit D – Future Land Use Map 
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