
 

 

AGENDA 
GAUTIER PLANNING COMMISSION 

 December 7, 2023  
5:30 PM 

 
I. CALL TO ORDER 
    
II. PLEDGE OF ALLEGIANCE (VOLUNTEER) 
    
III. APPROVAL OF AGENDA 
    
IV. APPROVAL OF MINUTES 
    

     1. Approval of Minutes from November 2, 2023 
      

V. PUBLIC COMMENTS 
  (MATTERS OF THE PLANNING COMMISSION NOT LISTED ON THE AGENDA)  
    
VI. OLD BUSINESS 
    
VII. NEW BUSINESS 
    

     1. Consider a request for a Variance to the square footage of an accessory structure in a C-3 
Highway Commercial Zoning District. 409 Highway 90, (GPC #23-34-VAR) 

      

     
2. Consider a request for a Variance to the City of Gautier’s Flood Damage Prevention 

Ordinance for a Mississippi Landmark Historic Structure. 505 Magnolia Tree Drive, (GPC 
#23-35-VAR) 

      

     
3. Consider a request for a Property Owner Initiated Rezoning of Property located at C Byrd 

Road, PID #82420020.000, from R-2 High Density Multi-Family Residential to AG 
Agricultural. (GPC Case No. 23-36-RZ) 

      

     
4. Consider a request for a Variance to minimum square footage requirements for a dwelling 

in an AG Agricultural Zoning District. Carter Road, PID #85298083.000, (GPC #23-37-
VAR) 

      
VIII. GENERAL DISCUSSION 
    
     1. PREVIOUS CASE UPDATES 



 

 

      

     2. PERMIT & TRC REPORTS  
      

IX. ADJOURN 
    

 
 

 



  

 

NOVEMBER 2, 2023  
GAUTIER, MISSISSIPPI 

 
BE IT REMEMBERED that a meeting of the Gautier Planning Commission of 

The City of Gautier, Mississippi, was held on November 2, 2023, at 5:30 PM in the 
Council Chambers of the Gautier Municipal Building at 3330 Highway 90, Gautier, 
Mississippi. 

 
Commission Members present were: Chairman Kay C. Jamison, 

Commissioners Josh Ward, William Davis, Ricky Decoteau, Chris Hoover, Maurice 
Hudson, and DeAnna McManus. Also present were Scott Ankerson, Planning 
Director, Josh Danos, City Attorney (by phone), and Babs Logan, Planning 
Technician.  

 

        
AGENDA 

GAUTIER PLANNING COMMISSION 

NOVEMBER 2, 2023 

5:30 P.M. 

 

I. CALL TO ORDER 

II.  PLEDGE OF ALLEGIANCE (VOLUNTEER) 

III. APPROVAL OF AGENDA 

IV. APPROVAL OF MINUTES (OCTOBER 5, 2023) 
 
V. PUBLIC COMMENTS 
 (MATTERS OF THE PLANNING COMMISSION NOT LISTED ON THE AGENDA) 
 
VI. OLD BUSINESS 
 
VII. NEW BUSINESS 

 

1. Consider a request for a Special Exception that would allow occupancy of an 

existing single-family dwelling located in a C-2 Community Commercial Zoning 

District. 3525 Old Spanish Trail, (GPC #23-33-SE) 

VIII. GENERAL DISCUSSION 
 
 A. PREVIOUS CASE UPDATES 
   
 B. PERMIT & TRC REPORTS  
 
IX. ADJOURN 



 

 

 

Commissioner Decoteau made a motion to approve the Agenda as presented. 

 

Commissioner Ward seconded the motion, and the following vote was recorded: 

 
AYES: Josh Ward  
 William Davis 
 Kay C. Jamison  
 DeAnna McManus 
 Ricky Decoteau 
 Chris Hoover 
  
 

Motion Passed  
 

 

 

Commissioner Ward made a motion to approve the October 5, 2023, minutes. 
 
Commissioner Decoteau seconded the motion, and the following vote was recorded: 
 

          AYES:                 Josh Ward 
 William Davis 

           DeAnna McManus 
           Kay C. Jamison 
           Ricky Decoteau 
     
  ABSTAINED:      Chris Hoover 
 
   
Motion Passed  
 
 
 

PUBLIC COMMENTS (MATTERS OF THE PLANNING COMMISSION NOT 
LISTED ON THE AGENDA) – None 

 
 

 

OLD BUSINESS - None 

 

 

NEW BUSINESS 

 

Chairman Kay C. Jamison swore in the newly appointed Planning Commissioner, 
Maurice Hudson. 

 

 



 
1. Consider a request for a Special Exception that would allow occupancy of an 

existing single-family dwelling located in a C-2 Community Commercial Zoning 

District. 3525 Old Spanish Trail, (GPC #23-33-SE) 

Scott Ankerson, Planning Director, gave a brief overview of the case. He advised the 
Commissioners that this property had received a Special Exception several years ago. 
The family member that owned the property has passed away and the applicant has 
inherited the property and would like to have the Special Exception in his name so that 
he can live there. He reminded them that a Special Exception runs with the applicant not 
with the land. This is the same house, same use, just a new owner that wants to continue 
the original Special Exception.  
 
Chairman Jamison asked if the utilities had been off for more than 180 days. 
 
Mr. Ankerson advised that they had. 
 
REQUEST: 
 
The Planning Department has received a request from Michael K. Padgett, II for a Special 
Exception that would allow occupancy of an existing single-family dwelling in a C-2 
Community Commercial Zoning District at 3525 Old Spanish Trail. PID #82434033.000 
(GPC #23-33-SE). The application fee of $250 was paid on October 13, 2023. All public 
notice requirements have been met.  

 
BACKGROUND:  
 
The request property is zoned C-2 Community Commercial.   
 

1. Location: 3525 Old Spanish Trail, PID #82434033.000 (See Exhibit A) 
 

2. General features of the proposed project: 
Existing House: approximately 936 square feet 
Lot Size: 1.85 acres 

 
3. Potable Water and Wastewater Services: Existing at current location 

 
4. Current Zoning (See Exhibit B): C-2 Community Commercial 

 
5. Current Surrounding Zoning (See Exhibit B): C-2 Community Commercial, 

I-2 Industrial, C-3 Highway Commercial and PUD Planned Unit 
Development. 

 

6. Current Surrounding Existing Land Use (See Exhibit C): Very Low to Low 
Density Residential, Industrial, C-3 Highway Commercial, High Density 
Residential and Vacant. 
 

7. Comprehensive Plan Future Land Use Designation (See Exhibit D): High 
Impact Commercial.  

 
 



 

DISCUSSION: 
 
The following addresses the review criteria for a Special Exception outlined in Section 
4.16.4 of the UDO.   
 

1. Explain how a literal interpretation of the City of Gautier’s Unified Development 
Ordinance would deprive the applicant of rights commonly enjoyed by others 
of the district in which the property is located, and would work unnecessary 
hardship upon the applicant? 

 
Applicant Response: Inherited house from grandmother – want to continue to 
use as residential. 
 
Staff Finding:  There are others in the immediate area commonly enjoying single-
family homes in this same C-2 designated district. 
 
2. Explain how the requested Special Exception will be in harmony with the 

purpose of the City of Gautier’s Unified Development Ordinance and will not 

be injurious to the neighborhood or the general welfare? 

 

Applicant Response: Was used as residential previously.  
 
Staff Finding: There are currently single-family homes in the immediate vicinity of 
the proposed site of the Special Exception. Staff’s opinion is that approval of the 
request will not negatively affect the neighborhood.    

 
3. Explain how the special circumstances requiring the proposed Special 

Exception are not results of actions of the applicant. 
 

Applicant Response: Inherited from grandmother. 

 

Staff Finding:  Not all single-family homes will be leased, rented, or purchased 

within 180 days of the previous occupancy due to various economic 

circumstances. Staff’s opinion is that these circumstances are not results of 

actions of the applicant. 

 
DETERMINATION OF APPLICABLE LAW: 
 

1. The UDO defines a Special Exception as a relaxation of the terms of the Unified 
Development Ordinance where such an exception will not be contrary to the 
public interest, and where, owing to conditions peculiar to the property, a literal 
enforcement of the ordinance would result in undue hardship.  Special 
Exceptions are necessary when an applicant seeks to establish or expand a 
use not ordinarily permitted in a specific zoning district.  “Special Exceptions” 
are not transferable from one (1) owner of land to another.  

 
2. Special Exception requires a public hearing before the Planning Commission 

and approval by the City Council (Section 4.14 of the UDO). 
 



3. Once an application for a Special Exception is submitted to the Planning 
Department, the procedures outlined in UDO Section 4.14.1 will be followed.  
At the appropriate time, The Planning Commission will conduct a public hearing 
to determine whether the applicant meets all relevant criteria, and make a 
recommendation to City Council pursuant to UDO Section 4.14.4. City Council, 
pursuant to UDO Section 4.14.4(C), will then consider the matter at its next 
regularly scheduled meeting and approve or deny the Special Exception. 

 
4. A Special Exception is required for uses not ordinarily permitted in a specific 

zoning district.   Special Exceptions are not permitted by right, and may only 
be granted when certain criteria are established. (4.16.4) 
 

5. Special Exceptions do not run with the land, and may be revoked by the 
Planning Department if any of the following circumstances are discovered: 

A. The property changes ownership 

B. The property is being utilized in a manner not permitted under the zoning 
regulations or the special exception; or 

C. The property ceases to be used for the purpose allowed in the Special 
Exception for a period of one hundred eighty (180) days during the 
existence of the Special Exception. 

 

The UDO defines Hardship as: 
 

Hardship means the unnecessary hardship that would result from a failure to grant 
the requested variance or special exception.   An unnecessary hardship exists if: 
(1) the land in question cannot yield a reasonable return if used only  
(a) for a purpose allowed in that zone (applicable to special exceptions), or  
(b) as permitted by the dimensional requirements of this ordinance (applicable to 
variances);  
(2) that the plight of the owner is due to unique circumstances of the land for which 
the variance or special exception is sought; and  
(3) that the use to be authorized by the variance will not alter the essential 
character of the locality. 

 
RECOMMENDATION & CONCLUSION: 
  
If recommending approval, Planning Commission shall record that the evidence 
presented meets the “Criteria for Approval” from the UDO as listed above.  
 
The Planning Commission may:  

 
1. Recommend that City Council approve the Special Exception; 

2. Recommend that City Council approve the Special Exception with changes; or 

3. Recommend that City Council deny the Special Exception. 

 
 
 



 

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 

 

Chairman Jamison asked the applicant to present his case. 
 
Michael K. Padgett, II stated that he wanted approval to live in the house.  
 
Chairman Jamison told him that because it was a Special Exception, if he ever decided 
to move out the next person that wanted to live there might not be given approval to live 
there. 
 
Mr. Padgett said that he understood. 
 
Chairman Jamison asked how long it had been since his grandmother passed away. 
 
Mr. Padgett replied that it had been about a year ago. 
 
Commissioner Hoover asked if the house needed a lot of work done to it before he 
could move in. 
 
Mr. Padgett said there were some minor things, such as putting appliances back in. 
 
Mr. Ankerson stated that he had performed several inspections on the house before the 
last Special Exception was approved. They had done quite a bit of work back then to 
improve the house. Basically, the whole interior was taken down to the studs and rewired. 
 
There were none in attendance speaking in opposition of the request. 
 
 
ACTION TAKEN: 

Commissioner Ward made a motion to recommend approval of the Special Exception 
as presented based on the fact that all relevant criteria were met. 
 
Commissioner Decoteau seconded the motion, and the following vote was recorded: 

  
AYES: William Davis  

    Kay C. Jamison  
DeAnna McManus 
Josh Ward 
Chris Hoover 

    Ricky Decoteau 
    Maurice Hudson 



 
 
Motion passed. 
 
 

GENERAL DISCUSSION  

 
A. PREVIOUS CASE UPDATES 

Mr. Ankerson advised Commissioners there were no updates from the case heard last 
month because the applicant asked to be placed on the November 7, 2023, City Council 
Agenda because they could not make the October 17, 2023, Council meeting.  
 

B. PERMIT & TRC REPORT 

Mr. Ankerson advised that the October 2023 reports were not ready and he would have 
them at the next meeting.  
 
 
 

Commissioner Ward made a motion to adjourn the meeting. 

Commissioner Hoover seconded the motion, and the following vote was recorded: 

 

  AYES:  DeAnna McManus 

    Kay C. Jamison   

    Josh Ward 

    William Davis 

Ricky Decoteau  

    Chris Hoover  

    Maurice Hudson 

 

Motion Passed. 

 

 

 

 

 

 

 

 

 



 

APPROVED BY: 

 

 

 

 

______________________________________ DATE: ____________________ 

Scott Ankerson 

Planning Director/Building Official 

 

 

 

 

______________________________________ DATE: ________________ 

Kay C. Jamison, Chairman 

Gautier Planning Commission 
 
  



 

 
 
 
 
 
BACKUP DOCUMENTATION 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Gautier Planning Commission 

Regular Meeting Agenda 

 November 2, 2023  

GPC #23-33-SE 

Michael K. Padgett, II 

3525 Old Spanish Trail 

 

 

 
VII. NEW BUSINESS  
 

1. Consider a request for a Special Exception that would allow occupancy of an 

existing single-family dwelling located in a C-2 Community Commercial Zoning 

District. 3525 Old Spanish Trail, (GPC #23-33-SE) 

  
  

 
 

 

 

 

 

 

 

 

  



  CITY OF GAUTIER 

STAFF REPORT 
 

To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  October 18, 2023 
 
Subject: Consider a request for a Special Exception that would allow occupancy of 

an existing single-family dwelling in a C-2 Community Commercial Zoning 
District, 3525 Old Spanish Trail. (GPC #23-33-SE) 

 
           

 
REQUEST: 
 
The Planning Department has received a request from Michael K. Padgett, II for a Special 
Exception that would allow occupancy of an existing single-family dwelling in a C-2 
Community Commercial Zoning District at 3525 Old Spanish Trail. PID #82434033.000 
(GPC #23-33-SE). The application fee of $250 was paid on October 13, 2023. All public 
notice requirements have been met.  

 
BACKGROUND:  
 
The request property is zoned C-2 Community Commercial.   
 

1. Location: 3525 Old Spanish Trail, PID #82434033.000 (See Exhibit A) 
 

2. General features of the proposed project: 
Existing House: approximately 936 square feet 
Lot Size: 1.85 acres 

 
3. Potable Water and Wastewater Services: Existing at current location 

 
4. Current Zoning (See Exhibit B): C-2 Community Commercial 

 
5. Current Surrounding Zoning (See Exhibit B): C-2 Community Commercial, 

I-2 Industrial, C-3 Highway Commercial and PUD Planned Unit 
Development. 

 

6. Current Surrounding Existing Land Use (See Exhibit C): Very Low to Low 
Density Residential, Industrial, C-3 Highway Commercial, High Density 
Residential and Vacant. 
 

7. Comprehensive Plan Future Land Use Designation (See Exhibit D): High 
Impact Commercial.  

 



 

 
DISCUSSION: 
 
The following addresses the review criteria for a Special Exception outlined in Section 
4.16.4 of the UDO.   
 

1. Explain how a literal interpretation of the City of Gautier’s Unified Development 
Ordinance would deprive the applicant of rights commonly enjoyed by others 
of the district in which the property is located, and would work unnecessary 
hardship upon the applicant? 

 
Applicant Response: Inherited house from grandmother – want to continue to 
use as residential. 
 
Staff Finding:  There are others in the immediate area commonly enjoying single-
family homes in this same C-2 designated district. 
 
2. Explain how the requested Special Exception will be in harmony with the 

purpose of the City of Gautier’s Unified Development Ordinance and will not 
be injurious to the neighborhood or the general welfare? 

 

Applicant Response: Was used as residential previously.  
 
Staff Finding: There are currently single-family homes in the immediate vicinity of 
the proposed site of the Special Exception. Staff’s opinion is that approval of the 
request will not negatively affect the neighborhood.    

 
3. Explain how the special circumstances requiring the proposed Special 

Exception are not results of actions of the applicant. 
 

Applicant Response: Inherited from grandmother. 

 

Staff Finding:  Not all single-family homes will be leased, rented, or purchased 

within 180 days of the previous occupancy due to various economic 

circumstances. Staff’s opinion is that these circumstances are not results of 

actions of the applicant. 

 
DETERMINATION OF APPLICABLE LAW: 
 

1. The UDO defines a Special Exception as a relaxation of the terms of the Unified 
Development Ordinance where such an exception will not be contrary to the 
public interest, and where, owing to conditions peculiar to the property, a literal 
enforcement of the ordinance would result in undue hardship.  Special 
Exceptions are necessary when an applicant seeks to establish or expand a 
use not ordinarily permitted in a specific zoning district.  “Special Exceptions” 
are not transferable from one (1) owner of land to another.  

 
2. Special Exception requires a public hearing before the Planning Commission 

and approval by the City Council (Section 4.14 of the UDO). 
 



3. Once an application for a Special Exception is submitted to the Planning 
Department, the procedures outlined in UDO Section 4.14.1 will be followed.  
At the appropriate time, The Planning Commission will conduct a public hearing 
to determine whether the applicant meets all relevant criteria, and make a 
recommendation to City Council pursuant to UDO Section 4.14.4. City Council, 
pursuant to UDO Section 4.14.4(C), will then consider the matter at its next 
regularly scheduled meeting and approve or deny the Special Exception. 

 
4. A Special Exception is required for uses not ordinarily permitted in a specific 

zoning district.   Special Exceptions are not permitted by right, and may only 
be granted when certain criteria are established. (4.16.4) 
 

5. Special Exceptions do not run with the land, and may be revoked by the 
Planning Department if any of the following circumstances are discovered: 

A. The property changes ownership 

B. The property is being utilized in a manner not permitted under the zoning 
regulations or the special exception; or 

C. The property ceases to be used for the purpose allowed in the Special 
Exception for a period of one hundred eighty (180) days during the 
existence of the Special Exception. 

 

The UDO defines Hardship as: 
 

Hardship means the unnecessary hardship that would result from a failure to grant 
the requested variance or special exception.   An unnecessary hardship exists if: 
(1) the land in question cannot yield a reasonable return if used only  
(a) for a purpose allowed in that zone (applicable to special exceptions), or  
(b) as permitted by the dimensional requirements of this ordinance (applicable to 
variances);  
(2) that the plight of the owner is due to unique circumstances of the land for which 
the variance or special exception is sought; and  
(3) that the use to be authorized by the variance will not alter the essential 
character of the locality. 
 

RECOMMENDATION & CONCLUSION: 
  
If recommending approval, Planning Commission shall record that the evidence 
presented meets the “Criteria for Approval” from the UDO as listed above.  
 
The Planning Commission may:  

 
1. Recommend that City Council approve the Special Exception; 

2. Recommend that City Council approve the Special Exception with changes; or 

3. Recommend that City Council deny the Special Exception. 

 
 
 



 

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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