
 

 

AGENDA 
GAUTIER PLANNING COMMISSION 

 February 5, 2026  
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 December 4, 2025 
      

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

     1. Presentation of the Larry Moran Award of Excellence to Wendy Martin, owner of Walker’s 
Steel Mill 

      

     
2. Consider a request for a two-foot (2’) variance to fence height in a front yard in a R-1 Low 

Density Single-Family Residential Zoning District. 3408 Raintree Drive, PID 
#82434071.001, #82434071.000 & #82434071.005, (GPC #26-01-VAR) 

      

     
3. Consider a City-Initiated Rezoning of the six (6) properties listed from I-Industrial to AG 

Agricultural. PID #82420290.000, 82420270.100, 82420270.050, 82420270.000, 
82420270.020, and 82420270.125, C Byrd Road. (GPC CASE #26-02-RZ) 

      

     
4. Consider a City-Initiated Rezoning of the two (2) properties listed from TCMU Town 

Center Mixed Use to I-Industrial. PID #82435150.000, and 82435240.001, Old Spanish 
Trail. (GPC CASE #26-03-RZ) 

      
VIII. GENERAL DISCUSSION 
    
     1. PREVIOUS CASE UPDATES 



 

 

      

     2. PERMIT & TRC REPORTS  
      

IX. ADJOURN 
    

 
 

 



   

 

DECEMBER 4, 2025  
GAUTIER, MISSISSIPPI 

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

The City of Gautier, Mississippi, was held on December 4, 2025, at 5:30 PM in the 
Council Chambers of the Gautier Municipal Building at 3330 Highway 90, Gautier, 
Mississippi. 

 
Commission Members present were: Chairman Josh Ward, Commissioners 

Maurice Hudson. Robert Williams, Herman Green, Marquitta Buxton (by phone), Greg 
Canada, and Ricky Decoteau. Also present were Scott Ankerson, Planning Director, 
Perry Kelly, representing the City Attorney, and Babs Logan, Planning Technician.  

 
        

 

AGENDA 

GAUTIER PLANNING COMMISSION 

DECEMBER 4, 2025 

5:30 P.M. 

 

I. CALL TO ORDER 

II.  PLEDGE OF ALLEGIANCE (VOLUNTEER) 

III. APPROVAL OF AGENDA 

IV. APPROVAL OF MINUTES (NOVEMBER 6, 2025) 
 
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 seven hundred eighty (780) square foot variance to 

the rear yard lot coverage allowance for an accessory structure in a R-1 Low 

Density Single-Family Residential Zoning District. 2858 Honduras Drive, PID 

#86303136.000, (GPC #25-55-VAR) 

2. Consider a request for a SPECIAL EXCEPTION that would allow a temporary 

on-site food truck during tornado damage repairs in a TCMU Town Center 



Mixed Use Zoning District. 2405 Highway 90, PID #82435100.110. (GPC #25-

56-SE) 

3. Nominations for the Larry Moran Excellence Award for 2025 

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

 

 

 

Commissioner Decoteau made a motion to approve the Agenda. 

 

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

 
AYES:  Josh Ward 
 Maurice Hudson 
 Robert Williams 
 Marquitta Buxton 
 Greg Canada 
 Ricky Decoteau 
 
ABSENT: Herman Green 
  
   

Motion Passed  
 

 
 

Chairman Ward made a motion to approve November 6, 2025, minutes. 
 
Commissioner Decoteau seconded the motion, and the following vote was recorded: 
 

AYES:  Josh Ward 
 Maurice Hudson 
 Robert Williams 
 Marquitta Buxton 
 Greg Canada 
 Ricky Decoteau 
 
ABSENT: Herman Green 
 
 

Motion Passed. 
 



NOTE: Commissioner Green arrived after the vote on the minutes. 
 
 

PUBLIC COMMENTS (MATTERS OF THE PLANNING COMMISSION NOT LISTED 
ON THE AGENDA)  

 

Councilwoman Jamison thanked the Planning Commissioners for their service to 
the City. 

 

Mayor Vaughan thanked the Planning Commissioners for their service and 
dedication. He stated that the Legacy Park development was booming and that they 
continue to be dedicated to the City of Gautier. He encouraged the Commissioners to 
continue to speak positive about the project and follow them on their social media. He 
said the developers had officially announced the hotel chain and franchise that will be 
coming to the development and that the city is blessed to have this caliber of hotel 
coming to the City. He added that he hopes the Commissioners will enjoy the new 
shirts the City has purchased for them and the monthly stipend they were able to put 
in the budget for them. 
 

 

OLD BUSINESS - None 

 

 

 

NEW BUSINESS 

 
1. Consider a request for a seven hundred eighty (780) square foot variance to the 

rear yard lot coverage allowance for an accessory structure in a R-1 Low Density 

Single-Family Residential Zoning District. 2858 Honduras Drive, PID 

#86303136.000, (GPC #25-55-VAR) 

Scott Ankerson, Planning Director, gave a brief overview of the case. He explained 

that the house was built in the 70’s and placed on the lot in such a manner that it is really 

too close to the rear lot line, so that limits the rear lot area in this case. The lot is an 

oversized lot for the area because two additional lots were probably purchased and the 

lot lines dropped. The applicant also owns the lot directly behind the primary residence, 

but the square footage of that lot was not figured in because the building does not cross 

over that lot line. That lot could still be sold separately. If that lot had been figured in with 

the backyard area and was later sold, then it might not be compliant.  

REQUEST: 
 
The Planning Department has received a request from Patrick Reynolds for a seven 
hundred eighty (780) square foot variance to the rear yard lot coverage allowance for an 
accessory structure in a R-1 Low Density Single-Family Residential Zoning District at 
2858 Honduras Drive, PID #86303136.000, (GPC #25-55-VAR). The application fee of 
$175 was paid on October 24, 2025. All public notice requirements have been met.  

 
 



BACKGROUND:  
 
The applicant would like to build a 50’ x 30’ (1500 square feet) shop. The square footage 
of his rear yard is 1800 square feet. The Unified Development Ordinance (UDO) Section 
5.4.4 (F) states that accessory structures shall not exceed forty (40) percent of the rear 
lot area in an R-1 Low Density Single-Family Residential District. Forty percent (40%) of 
his rear lot area would be seven hundred twenty (720) square feet. The applicant is asking 
for a variance of seven hundred eighty (780) square feet. 
 
DISCUSSION: 
 
The applicant is asking for a 780 square foot variance to the rear yard lot coverage 
allowance for an accessory structure in a R-1 Low Density Single-Family Residential 
Zoning District. He would like to build a 1500 square foot shop. The square footage of his 
rear lot area is 1800 square feet. The UDO only allows 40% of the rear lot area to be 
used for accessory structures. Forty percent of his rear lot area is 720 square feet. 
 
DETERMINATION OF APPLICABLE LAW: 
 
The Unified Development Ordinance (UDO) defines Variances as: 

A Variance is a relaxation of the terms of the Unified Development Ordinance 
where such Variance 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 an unnecessary or undue hardship.  As used in this Ordinance, a Variance 
is authorized only for height, area and size of structure, or size of yards, separation 
of uses, open spaces, off-street parking spaces and some subdivision 
of property. The establishment or expansion of a use not permitted shall not be 
allowed by Variance. 
 

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. 

UDO SECTION 4.18:  Variance 

In certain circumstances, a Variance from the dimensional requirements (i.e. height, 
setbacks, square footage) of this ordinance may be granted if the applicant can prove 
that because of physical constraints of the property involved, he is not able to build 
the same type of structure that other persons with the same zoning classification can 
build.  Variances for uses permitted will not be considered in as much as “use 
Variances” are not legal in the State of Mississippi.  



Most Variances must be granted by the City Council; however, certain minor 
Variances may be granted by the Economic Development Director in accordance with 
Section 4.18.3 below. 

4.18.1 Who May Initiate 

A request for a Variance may be initiated by the property owner or agent of the 
owner provided that said property has not been denied a previous request for a 
Variance for the same property or portion of property within the past twelve (12) 
months.  

4.18.2 Application for Variance  

Applications for a Variance (from dimensional requirements) may be filed on the 
appropriate application available from the Economic Development/Planning 
Department and shall include all requested information, attachments and 
submittals:  
 

4.18.3 Administrative Variances 

The following dimensional variances may be granted by the Economic 
Development Director at his/her discretion (Note: Within the COR, Corridor 
Overlay District, applicants shall be required to mitigate a requested dimensional 
variance in accordance with the Tier Land Use Provisions in Section 5.11): 

A. 30% of required off-street parking spaces and/or 

B. 30% of required setbacks from property lines 
 

4.18.4 Criteria for Approval 

The Variance application shall demonstrate the following: 

A. That special conditions and circumstances exist which are peculiar to this 
particular site (lot or parcel), structure or building involved and which are 
not applicable to other sites (lots or parcels) or structures or buildings in the 
same district;  

B. That literal interpretation of the provisions of this Ordinance would deprive 
the applicant of rights commonly enjoyed by other properties in the same 
district under the provisions of this Ordinance; 

C. That the special conditions and circumstances do not result from actions of 
the applicant; and 

D. That granting the Variance requested will not confer upon the applicant any 
special privilege that is denied by this Ordinance to other similar sites (lots 
or parcels) structures or buildings in the same district. 

 

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



The Planning Commission may:  
 
1. Recommend that City Council approve the variance request as presented; 
2. Recommend that City Council approve the variance request with changes; or 
3. Recommend that City Council deny variance request.  

 

Chairman Ward asked the applicant to present his case. 
 
Patrick Reynolds, the applicant, stated that he had lived on the property since 2012 and 
he had accumulated a couple of structures, such as a carport and lean-to. He has been 
doing some improvements to his home and trying to clean everything up and condense 
things to one nice looking accessory structure. The structure will be set back behind the 
front line of his home. It is just a little bit too big to meet the requirements because of the 
position of his house. 
 
Chairman Ward asked if there were any plans to add on to the house. 
 
Mr. Reynolds said his only plan as of now is to build an attached carport on the east side 
of the house. 
 
Commissioner Canada noted that the application stated that the total square footage of 
the rear yard was 1980 square feet, but the drawing shows 1800 square feet behind the 
house. 
 
Mr. Ankerson explained that the City uses the County’s web map and measuring tool to 
calculate the square footage. 
 
Mr. Reynolds said that his neighbor had a survey done previously, so he measured from 
the back of his house to the survey line, and it was about eleven feet (11’). 
 
Commissioner Decoteau asked how big the primary structure was. 
 
Mr. Reynolds replied that it was 1716 square feet, heated and cooled. 
 
Commissioner Williams asked if he understood correctly that he owned the lot behind 
his house, and if so was it his plan to eventually make it all one big lot. 
 
Mr. Reynolds said that he purchased that lot around 2022 and he had been clearing it a 
little. He said there were some really big pine trees on that lot and he didn’t really want to 
build on that lot. He said he bought it for his kids to have a little bit more area to play in     
and so no one would build behind him. He said he has no intention of getting rid of it. 
 
Commissioner Williams asked if he could access the shop from that lot and if that lot 
was on another road. 
 
Mr. Reynolds said that his house was on Honduras and that lot connects him to Grouper. 
He said he could access it from that lot, but it would not be easy. There will not be a 
driveway there. 
 
 



Commissioner Williams said he didn’t know if he was going to have an issue with the 
person that owned the lot behind him. 
 
Mr. Reynolds said there was a house behind the shop, but he has had a carport there 
for many years and there hasn’t been a problem. He also talked with the owner of that 
lot. 
 
Babs Logan, Planning Technician, advised that the owner of the house behind where 
the shop was going had called. He said he didn’t have a problem as long as it would not 
be on his property in any way.  
 
There were none in attendance speaking in opposition of the request. 
 
 
ACTION TAKEN: 
 
Commissioner Canada made a motion to recommend approval of the Variance 
because the evidence presented meets the criteria for approval from the UDO as listed.  

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

 
AYES: Josh Ward 
  Maurice Hudson 
  Robert Williams 
  Herman Green 
  Marquitta Buxton 
  Greg Canada  
  Ricky Decoteau 
 
 
 

Motion passed. 

 
 
 

2. Consider a request for a SPECIAL EXCEPTION that would allow a temporary on-

site food truck during tornado damage repairs in a TCMU Town Center Mixed Use 

Zoning District. 2405 Highway 90, PID #82435100.110. (GPC #25-56-SE) 

 
Scott Ankerson, Planning Director, gave a brief overview of the case. He stated that the 
applicant had recently received severe tornado damage to his restaurant. He is pulling 
permits to rebuild the building, but in the meantime, he would like to place a food trailer 
truck on the premises to continue to serve the citizens just though the time period they 
will be rebuilding the building. Food trucks or trailers are not allowed by right in any district, 
so this request requires a Special Exception. 
 
 
 
 



REQUEST: 
 
The Planning Department has received a request from Aztecas Restaurant & Cantina – 
Durango LLC for a Special Exception that would allow a temporary on-site food truck 
during tornado damage repairs in a TCMU Town Center Mixed Use Zoning District at 
2405 Highway 90, PID #82435100.110. (GPC #25-56-SE). The application fee of $250 
was waived by the City Council. All public notice requirements have been met.  

 
BACKGROUND:  
 
The request property is zoned TCMU Town Center Mixed Use.  
 

1. Location: 2405 Highway 90, PID #82435100.110 (See Exhibit A) 
 

2. General features of the proposed project: 
Existing restaurant being repaired due to tornado damage 
 

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

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 east, south, and west; PL Public Land to the north. 

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

to the east, south, and west; Civic to the north. 
 

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

 
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: See attached. 
 
Staff Finding: Unsubstantiated  
 

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: See attached.  
 



Staff Finding: It is staff’s opinion that this will not be injurious to the neighborhood 
or the general welfare. 

 
3. Explain how the special circumstances requiring the proposed Special 

Exception are not results of actions of the applicant. 
 

Applicant Response: See attached. 

 

Staff Finding: The request was made due to the tornado damage to the existing 

restaurant. The Special Exception would allow them to continue to bring in revenue 

while the restaurant is being repaired. 

 
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. 

 
Chairman Ward asked the applicant to present his case. 
 
Luis Mendoza, applicant and manager of Aztecas Restaurant & Cantina, said that on 
October 26 a tornado hit the restaurant. They are working very hard to rebuild as fast as 
they can, and have been working with the city getting permits, etc. They would like to 
have a food truck for the customers that have been asking when they will reopen. They 
just got a brand-new food truck. They had 55 employees and most of them have lost their 
jobs. He was able to accommodate some of them at other locations from Gulfport to Moss 
Point, but he couldn’t employ them all. This will give some of them a job. 
 
Chairman Ward said he was worried about people trying to get into the construction 
area. He asked if they would rope that area off and perhaps put up signs to direct them. 
 
Mr. Mendoza said that in the beginning they were thinking of placing the truck/trailer in 
front of the building in the drive thru parking area, but that is basically where they are 
doing the construction and have the dumpster located. They will need to keep it away 
from the noise and pollution from what they are doing. He said they are thinking now of 
putting it on the east side of the building where the temporary power pole is. Once they 
clear the west side of the building, they could possibly move it there. 
 
Chairman Ward stated that it sounded like Mr. Mendoza had definitely given it some 
thought and was working with Mr. Ankerson.  
 
Mr. Mendoza said he has learned from his experience with all the pickup orders they had 
on Cinco De Mayo when the traffic blocked part of Highway 90. He doesn’t want to have 



that problem again. He said they would be taking orders by phone or on-line, and would 
be taking care of the traffic so there would not be problems. 
 
Commissioner Williams said that his main concern was the safety of the customers. He 
noted that the east side of the shopping center parking lot was pretty open, but they might 
need some signage to direct the traffic to the food trucks in the back. 
 
Mr. Mendoza said they were planning to redirect the traffic to go to the back, through 
Ramey’s parking lot. He thought the back corner would be a good setup because they 
were about to finish what they were doing on the back area. He said that right now they 
have two storage containers to store their goods in that area. 
 
Commissioner Hudson said he had some concerns. He is worried about safety and 
location. He said he isn’t anti food truck, but he is pro Aztecas. He is concerned because 
of the city’s food truck ordinance, and because this would be the face of the city with a 
food truck out front. He said he drove by and looked for the best location and didn’t think 
the front was it. He stated that construction sites should have footage squared off where 
you can’t have visitors, debris, etc. He also asked what the dimensions of the food truck 
were and said that he was concerned about the safety of the food. 
 
Mr. Mendoza said they had closed parts of the area because of nails, etc. He explained 
that it is a normal size food trailer, not an actual truck . 
 
Chairman Ward noted that all food trucks had to have a food safety certification, and 
were checked on a routine basis. 
 
Mr. Ankerson said that this was a trailer that would be movable, so he feels like Aztecas 
and the contractor would work together to move the trailer around as needed around 
construction. They could start on one side, get that side tidied up and finished, and then 
move the trailer around depending on where they are construction wise. Also around back 
is not necessarily an option because that is not their property. The shared parking is good, 
but the food truck itself should be kept on their property. He feels certain that they will be 
able to put it on this property in a manner that is safe and move it around as needed for 
the construction. 
 
Commissioner Hudson noted that the power connection was mentioned, but what about 
water and sewage. He feels like the city would allow portable restrooms, and that is why 
he is really concerned about location. 
 
Chairman Ward said that food trucks are intended to be a to go order situation, so it 
there are no chairs or tables, there shouldn’t be a law that requires bathrooms. Since 
there is no restaurant there, you are not really promoting people to stay around to eat. 
He said there are probably port-o-lets on site for the construction people now. 
 
Mr. Mendoza said there are restrooms inside the restaurant that are still working, so he 
does still have running water and sewage there. 
 
Chairman Ward asked if there was a time frame for the food truck to be there or would 
it just be until construction is complete. 
 
 



Mr. Ankerson said the time frame stated in the Special Exception is for the duration of 
the construction. The building permit is good for 180 days, and as the Building Official he 
could extend that. 
 
Mr. Mendoza explained that there are already some other events that the food truck is 
already engaged with for schools, fairs, etc., so even now it would not be there on an 
everyday basis. They do not normally like having it at the restaurant location because 
there is no room. 
 
Commissioner Canada asked if there was an estimated completion date on the 
construction. 
 
Mr. Mendoza said their goal was to be reopened as soon as possible. They are hoping 
it will be no later than March 2026. 
 
Chairman Ward said that he appreciates everything that Aztecas has done in the City of 
Gautier. He noted that they had been awarded the Larry Moran Award of Excellence 
previously because they have done a lot for the city. Although this is a rare situation, food 
trucks are a touchy subject also, so it makes this a bit difficult.  
 
Mayor Vaughan said as a resident and then as the mayor, this restaurant is one of our 
biggest businesses in the city that just went through a natural disaster. They always go 
above and beyond. They own beautiful restaurants from the Alabama state line to the 
Louisiana state line on the coast. They hire our youth, but now there are people without 
jobs. Allowing them this Special Exception will continue to allow them to support our 
sporting events that they might not be able to otherwise because they are investing their 
money in reconstruction. If they are able to have a food truck it has to be able to be a little 
flexible due to the construction, so it may have to be moved around on the property. It 
won’t be there every day because it will be at the schools, the fair, or some other event. 
Unfortunately, we do not have a food truck ordinance, but the city will be working on one 
in the coming months. We don’t want to lose sales tax revenue due to them being closed, 
so we have to raise taxes to offset low sales tax revenue.  
 
Councilwoman Jamison said that as a former Band Booster officer, she wanted to say 
that Mr. Mendoza has supported the band with so much food, and does so much for the 
community, that is why she nominated him for the Larry Moran Award of Excellence a 
few years ago. They are very needed in this town, especially since Country Gentleman 
is currently closed for renovations, and they are two major businesses in this town. Under 
the circumstances, it being a natural disaster that destroyed their business, we need to 
help them out and do anything we can to support them. 
 
Commissioner Buxton said that Mr. Mendoza and his business partner have been 
amazing. She has reached out to him with short notice, and he has provided meals for 
the football team. When they won South State, he provided their full meal for them. 
People are missing being able to eat at Aztecas. She looks forward to the food truck. 
They deserve to open back up to employ people again, and to keep their revenue going 
because they do so much for the City of Gautier. There are a lot of great businesses in 
Gautier, and Aztecas opening back up is an asset to the community as a whole.  
 
 
 



Chairman Ward suggested that Mr. Mendoza put something on social media explaining 
how they were going to operate until they could reopen, and maybe asking them to be 
careful around the construction areas when they come to pick up food at the food truck. 
 
There were none in attendance speaking in opposition of the request. 
 
ACTION TAKEN: 

Chairman Ward made a motion to recommend approval of the Special Exception as 
presented due to the circumstances of the natural disaster that happened in the City of 
Gautier.  

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

  
AYES: Josh Ward 
  Maurice Hudson 
  Robert Williams 

    Herman Green 
    Marquitta Buxton 
    Greg Canada 
    Ricky Decoteau     
 
 
Motion passed. 

 
 

3. Nominations for the Larry Moran Excellence Award for 2025 

 
Chairman Ward noted that at one point there had been a stipulation that the nominee 
had to have been in business for four years, but that stipulation had kind of been set aside 
at some point. The award is given as a chance to honor the memory of Mr. Moran and 
also to honor those businesses that are doing all they can in regard to planning and 
keeping things great in the City of Gautier. He then opened the meeting to receive 
nominations for the 2025 Larry Moran Award of Excellence. He noted that Commissioner 
Hudson had sent an email nominating The Steel Mill which was owned by the recently 
deceased Johnny Walker and his sister, Wendy. Mr. Walker had not only been a long 
time Councilman of Pascagoula, but he had also been a business owner within, and 
promoter of, the City of Gautier. He and his sister had done a lot of work on the business 
prior to his passing, and this would also be a way of honoring him. 
 
Commissioner Hudson said he had been a long-time member of the gym prior to Mr. 
Walker and his sister purchasing it. He said the gym had begun going downhill, but when 
they bought it, they began making improvements, boosting enrollment, and getting it to 
where it is today. Mr. Walker’s sister Wendy has done an outstanding job keeping the 
gym running and maintaining first-class quality even though she has lost her brother and 
partner.  
 
Chairman Ward asked if anyone had another nomination. No one did. Chairman Ward 
said he thought the award would be an honor to Mr. Walker and his family. He noted that 
they had done a lot at the business and didn’t know of any issues the City had with them.  



Commissioner Hudson made a motion to nominate Wendy Martin, owner of The Steel 
Mill, for the 2025 Larry Moran Excellence Award. 
 
Chairman Ward seconded the motion, and the following vote was recorded: 
 
 
 AYES: Josh Ward 
   Maurice Hudson 
   Richard Williams 
   Herman Green 
   Marquitta Buxton 
   Greg Canada 
   Ricky Decoteau 
 
   
Motion passed. Wendy Martin, owner of The Steel Mill, is the recipient of the Larry Moran 
Excellence Award for 2025. 
 
 

GENERAL DISCUSSION  

 
A. PREVIOUS CASE UPDATES 

Mr. Ankerson advised Commissioners that City Council had approved GPC #25-47-VAR 
from the November 6, 2025, meeting. 
 

B. PERMIT & TRC REPORT 

Mr. Ankerson presented the November 2025 monthly report. 

 
Mr. Ankerson thanked Chairman Ward for the kind words earlier in the meeting about 
him doing a good job and keeping up the development within the city, but he said that a 
chain is only as strong as its weakest link and he doesn’t have a weak link in the Planning 
Department. He said he couldn’t do what he does without his staff and he appreciates the 
praise. 
 

 

Chairman Ward made a motion to adjourn the meeting. 

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

AYES: Josh Ward 
  Maurice Hudson 
  Robert Williams 
  Herman Green  
  Marquitta Buxton 
  Greg Canada 
  Ricky Decoteau 
 

 

 Motion Passed.  



 

 

 

 

APPROVED BY: 

 

 

 

 

______________________________________ DATE: ____________________ 

Scott Ankerson 

Planning Director/Building Official 

 

 

 

 

 

______________________________________ DATE: ________________ 

Josh Ward, Chairman 

Gautier Planning Commission 
 
  



 

 
 
 
 
 
BACKUP DOCUMENTATION 

 

 

 

 

 

 

  



Gautier Planning Commission 

Regular Meeting Agenda 

December 4, 2025 

GPC #25-55-VAR 

2858 Honduras Drive 

 

 

 
VII. NEW BUSINESS  
 

1. Consider a request for a seven hundred eighty (780) square foot variance to 

the rear yard lot coverage allowance for an accessory structure in a R-1 Low 

Density Single-Family Residential Zoning District. 2858 Honduras Drive, PID 

#86303136.000, (GPC #25-55-VAR) 

 

 

 

 

 

 

 

  

  



CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  November 18, 2025  
 
Subject: Consider a request for a seven hundred eighty (780) square foot variance 

to the rear yard lot coverage allowance for an accessory structure in a R-1 
Low Density Single-Family Residential Zoning District. 2858 Honduras 
Drive, PID #86303136.000, (GPC #25-55-VAR) 

        
 
REQUEST: 
 
The Planning Department has received a request from Patrick Reynolds for a seven 
hundred eighty (780) square foot variance to the rear yard lot coverage allowance for an 
accessory structure in a R-1 Low Density Single-Family Residential Zoning District at 
2858 Honduras Drive, PID #86303136.000, (GPC #25-55-VAR). The application fee of 
$175 was paid on October 24, 2025. All public notice requirements have been met.  

 
BACKGROUND:  
 
The applicant would like to build a 50’ x 30’ (1500 square feet) shop. The square footage 
of his rear yard is 1800 square feet. The Unified Development Ordinance (UDO) Section 
5.4.4 (F) states that accessory structures shall not exceed forty (40) percent of the rear 
lot area in an R-1 Low Density Single-Family Residential District. Forty percent (40%) of 
his rear lot area would be seven hundred twenty (720) square feet. The applicant is asking 
for a variance of seven hundred eighty (780) square feet. 
 
DISCUSSION: 
 
The applicant is asking for a 780 square foot variance to the rear yard lot coverage 
allowance for an accessory structure in a R-1 Low Density Single-Family Residential 
Zoning District. He would like to build a 1500 square foot shop. The square footage of his 
rear lot area is 1800 square feet. The UDO only allows 40% of the rear lot area to be 
used for accessory structures. Forty percent of his rear lot area is 720 square feet. 
 
DETERMINATION OF APPLICABLE LAW: 
 
The Unified Development Ordinance (UDO) defines Variances as: 

A Variance is a relaxation of the terms of the Unified Development Ordinance 
where such Variance 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 an unnecessary or undue hardship.  As used in this Ordinance, a Variance 
is authorized only for height, area and size of structure, or size of yards, separation 
of uses, open spaces, off-street parking spaces and some subdivision 
of property. The establishment or expansion of a use not permitted shall not be 
allowed by Variance. 



 
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. 

UDO SECTION 4.18:  Variance 

In certain circumstances, a Variance from the dimensional requirements (i.e. height, 
setbacks, square footage) of this ordinance may be granted if the applicant can prove 
that because of physical constraints of the property involved, he is not able to build 
the same type of structure that other persons with the same zoning classification can 
build.  Variances for uses permitted will not be considered in as much as “use 
Variances” are not legal in the State of Mississippi.  

Most Variances must be granted by the City Council; however, certain minor 
Variances may be granted by the Economic Development Director in accordance with 
Section 4.18.3 below. 

4.18.1 Who May Initiate 

A request for a Variance may be initiated by the property owner or agent of the 
owner provided that said property has not been denied a previous request for a 
Variance for the same property or portion of property within the past twelve (12) 
months.  

4.18.2 Application for Variance  

Applications for a Variance (from dimensional requirements) may be filed on the 
appropriate application available from the Economic Development/Planning 
Department and shall include all requested information, attachments and 
submittals:  
 

4.18.3 Administrative Variances 

The following dimensional variances may be granted by the Economic 
Development Director at his/her discretion (Note: Within the COR, Corridor 
Overlay District, applicants shall be required to mitigate a requested dimensional 
variance in accordance with the Tier Land Use Provisions in Section 5.11): 

A. 30% of required off-street parking spaces and/or 

B. 30% of required setbacks from property lines 
 

 

 

 



4.18.4 Criteria for Approval 

The Variance application shall demonstrate the following: 

A. That special conditions and circumstances exist which are peculiar to this 
particular site (lot or parcel), structure or building involved and which are 
not applicable to other sites (lots or parcels) or structures or buildings in the 
same district;  

B. That literal interpretation of the provisions of this Ordinance would deprive 
the applicant of rights commonly enjoyed by other properties in the same 
district under the provisions of this Ordinance; 

C. That the special conditions and circumstances do not result from actions of 
the applicant; and 

D. That granting the Variance requested will not confer upon the applicant any 
special privilege that is denied by this Ordinance to other similar sites (lots 
or parcels) structures or buildings in the same district. 

 

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

 
1. Recommend that City Council approve the variance request as presented; 
2. Recommend that City Council approve the variance request with changes; or 
3. Recommend that City Council deny variance request.  

 

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 

  



 

 

 

  

  



 

  



 

  



 

  



 

 

  

  



 

 

 

  



 

  



 

 

  



 

  



Gautier Planning Commission 

Regular Meeting Agenda 

 December 4, 2025  

GPC #25-56-SE 

Aztecas Restaurant & Cantina – Durango LLC 

2405 Highway 90 

 

 

 
VII. NEW BUSINESS  
 

2. Consider a request for a SPECIAL EXCEPTION that would allow a temporary on-

site food truck during tornado damage repairs in a TCMU Town Center Mixed Use 

Zoning District. 2405 Highway 90, PID #82435100.110. (GPC #25-56-SE) 

  
  

 
 

 

 
 

 

 

 

 

 

 

  

  



CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  November 18, 2025 
 
Subject: Consider a request for a Special Exception that would allow a temporary 

on-site food truck during tornado damage repairs in a TCMU Town Center 
Mixed Use Zoning District. 2405 Highway 90, PID #82435100.110. (GPC 
#25-56-SE) 

 
           

 
REQUEST: 
 
The Planning Department has received a request from Aztecas Restaurant & Cantina – 
Durango LLC for a Special Exception that would allow a temporary on-site food truck 
during tornado damage repairs in a TCMU Town Center Mixed Use Zoning District at 
2405 Highway 90, PID #82435100.110. (GPC #25-56-SE). The application fee of $250 
was waived by the City Council. All public notice requirements have been met.  

 
BACKGROUND:  
 
The request property is zoned TCMU Town Center Mixed Use.  
 

1. Location: 2405 Highway 90, PID #82435100.110 (See Exhibit A) 
 

2. General features of the proposed project: 
Existing restaurant being repaired due to tornado damage 
 

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

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 east, south, and west; PL Public Land to the north. 

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

to the east, south, and west; Civic to the north. 
 

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

 
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: See attached. 
 
Staff Finding: Unsubstantiated  
 

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: See attached.  
 
Staff Finding: It is staff’s opinion that this will not be injurious to the neighborhood 
or the general welfare. 

 
3. Explain how the special circumstances requiring the proposed Special 

Exception are not results of actions of the applicant. 
 

Applicant Response: See attached. 

 

Staff Finding: The request was made due to the tornado damage to the existing 

restaurant. The Special Exception would allow them to continue to bring in revenue 

while the restaurant is being repaired. 

 
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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