
 

 

AGENDA 

GAUTIER PLANNING COMMISSION 

MARCH 5, 2026 

5:30 P.M. 

 

 

I. CALL TO ORDER 

II.  PLEDGE OF ALLEGIANCE (VOLUNTEER) 

III. APPROVAL OF AGENDA 

IV. APPROVAL OF MINUTES (FEBRUARY 5, 2026) 
 
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 lot width requirements to split a corner lot. A 
TWENTY-FOOT (20’) VARIANCE to lot width requirements is required for the corner lot 
and a TEN FOOT (10’) VARIANCE is required for the other lot.  The property is in a R-1 
Low Density Single-Family Residential Zoning District. Corner of Hastings Road & Shirley 
Drive, PID #85433015.000, (GPC #26-04-VAR) 

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. 4835 Old Spanish Trail, PID 
#82438110.075, (GPC #26-05-VAR) 

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



   

 

FEBRUARY 5, 2026  
GAUTIER, MISSISSIPPI 

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

The City of Gautier, Mississippi, was held on February 5, 2026, 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, 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 

FEBRUARY 5, 2026 

5:30 P.M. 

 

I. CALL TO ORDER 

II.  PLEDGE OF ALLEGIANCE (VOLUNTEER) 

III. APPROVAL OF AGENDA 

IV. APPROVAL OF MINUTES (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 
 
 A. PREVIOUS CASE UPDATES 
   
 B. PERMIT & TRC REPORTS  
 
IX. ADJOURN 

 

 

 

Chairman Ward made a motion to approve the Agenda. 

 

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  
 

 
 

Commissioner Buxton made a motion to approve December 4, 2025, minutes. 
 
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. 
 
 

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

 
 

 

OLD BUSINESS - None 

 

 

 

NEW BUSINESS 

 
1. Presentation of the Larry Moran Award of Excellence to Wendy Martin, owner of 

Walker’s Steel Mill  

Chairman Ward explained that he had asked Commissioner Hudson to present the Larry 
Moran Award of Excellence since Commissioner Hudson had made the nomination and 
had known the recipient and her brother for many years.  

 

Commissioner Hudson explained the history behind the Larry Moran Award of 
Excellence.  

 

Mr. Larry Moran served as a Planning Commissioner for 11 years from 1997 to 2008.  He 
served as Chairman of the Planning Commission for the last 10 years of his service.  
During his Planning Commission service, Mr. Moran was diagnosed with cancer.  While 
undergoing treatment, Mr. Moran still fulfilled his duties as Planning Commissioner.  
When he could not attend the meetings in person, due to his declining health, he would 
phone into the meeting and would be present via conference call.   

 

In 2008 Mr. Moran lost his battle with cancer.  The Planning Commission created the 
Larry Moran Excellence Award to honor the memory of Mr. Larry Moran and his dedicated 
service to the City of Gautier. The first award was presented in 2009.  

 

The Larry Moran Excellence Award is presented annually by the Gautier Planning 
Commission to a deserving Gautier business or business leader who has exhibited 
planning and/or zoning excellence. 

 

Commissioner Hudson then congratulated Wendy Martin, owner of Walker’s Steel Mill 
Gym, for being the 2025 award winner and gave some history about the owner and her 
business. When she and her brother, Johnny Walker, took over the gym they made some 
much-needed improvements, both inside and out. Although Dr. Walker passed away 
suddenly last year, Ms. Martin continued to complete their plans for the gym. 

 

 

 



Wendy Walker Martin is a lifelong resident of Jackson County. After attending Mississippi 
College School of Law, she received her Juris Doctor in 1994 and dedicated herself to 
serving the community through law. 

 

Wendy has held various positions over her career, including Assistant District Attorney 
for Jackson County, Public Defender for Harrison County, and Municipal Judge for the 
City of D’Iberville. She has also served as a special master for the Jackson County 
Chancery Court and clerked for the Mississippi Supreme Court. Since founding her 
private practice in Pascagoula in 2004, she has successfully managed her own law firm. 

 

Wendy has always been passionate about sports and fitness. Her very first job was at 
Elite Fitness Center in Gautier, where she taught gymnastics, cheerleading, and aerobics 
during her high school and college years. She coached her baby brother, the late Dr. 
Johnny Walker, in gymnastics, and upon her departure for college, he succeeded her as 
one of the coaches at Elite. Johnny followed Wendy to Mississippi State where they both 
served as cheerleaders for the Bulldogs, and worked at or managed various fitness 
centers, gymnastics and dance studios throughout Mississippi and Texas over many 
years.  Clearly, the sister/brother duo were destined to own their own gym one day. 

 

Throughout her life, Ms. Martin has contributed to the community by volunteering as a 
youth coach for t-ball, Little League, soccer, and cheerleading, and by serving as a 
licensed foster parent, opening her heart and home to numerous Jackson County children 
in need. 

 

In June 2024, Wendy and Johnny purchased Bodyquest Gym, preventing its closure and 
realizing their dream of operating a large-scale fitness center together.  After significant 
renovations and a lot of hard work, Walker’s Steel Mill was established. Despite the loss 
of her brother soon after its opening, Wendy has diligently continued their shared vision. 

Among her accomplishments, Wendy considers her role as a mother to be her greatest 
achievement, having provided care and guidance to over a dozen children who are now 
all adults.  

 

Commissioner Hudson then presented the award to Wendy Martin, owner of Walker’s 
Steel Mill. Ms. Martin, Mr. Moran’s widow, and his daughter were presented with a 
bouquet of flowers. 

 

 
 
 

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) 

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

REQUEST: 

The Planning Department has received a request from Henry Davis for a two-foot (2’) 

variance to fence height in a front yard in a R-1 Low Density Single-Family Residential 



Zoning District at 3408 Raintree Drive, PID #82434071.001, #82434071.000 & 

#82434071.005. (GPC #26-01-VAR) The application fee of $175 was paid on October 

27, 2025. All public notice requirements have been met.  

BACKGROUND:  

The applicant would like to put a six-foot (6’) fence around his two adjacent lots. His 

house is located on one lot, and the other lot is vacant. His plans are to put a shop on 

the vacant lot at a later date. The proposed fence would not come in front of the building 

line of the house on one lot but would come twenty-seven feet (27’) in front of the building 

line on the other lot. The Unified Development Ordinance (UDO) Section 11.10.2 (D) 

states that fences shall not exceed four (4) feet in height within a designated front yard. 

The applicant is asking for a two-foot (2’) variance to fence height within a front yard.  

DISCUSSION: 

The applicant is asking for a two-foot (2’) variance to fence height within a front yard. He 

would like to place a six-foot (6’) fence around the lot his house is on and his adjacent 

lot. He would like to put the fence twenty-seven feet (27’) in front of the front building line 

on the adjacent lot. The fence would not come in front of the house on the other lot. The 

UDO states that a fence shall not exceed four feet (4’) in height within a designated front 

yard. 

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. 
 
Henry Davis, the applicant, stated that having the fence at six feet would give his family 
more of a back yard, and give them more protection. 
 
Commissioner Hudson asked if he intended to dress up the culvert because there was 
a lot of debris on the east side of the property along where the fence was going.  
 
Mr. Davis said he was going to clean that up and that it was left from when he bought 
the property. He said it would be cleaned up and grass planted from his property line 
back. He will still have 30’ of property from the fence to the front property line. 
 
Chairman Ward noted that when you talk about the fence jogging out 27’ it may seem 
excessive, but the house is 57’ from the property line. One of the reasons for having 
fences only 4’ in the front yard is so people can see down the road when coming out of 
their driveways, but there will be 30’ of property in front of the fence and no line-of-sight 
issues. 
 
There were none in attendance speaking in opposition of the request. 
 
 
ACTION TAKEN: 
 
Commissioner Hudson made a motion to recommend approval of the Variance as 
presented.  

Commissioner Green 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. 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) 

 
Scott Ankerson, Planning Director, gave a brief overview of the case. He explained 
that the owner of the larger, most southern parcel, which has a home on it, contacted 
him about wanting to parcel it off so one of their children could build a house on the 
property. After looking into the request, he realized that the listed parcels were zoned 
Industrial and each one has had a home on it since the 70’s, 80’s, or 90’s. After doing 
some research as to why this was, he found that when the Comprehensive rezoning was 
done in 2010 these parcels were rezoned to Industrial even though they had homes on 
them. It seems that these specific parcels were included by mistake and changed to 
Industrial. There are Industrial zoned parcels around these parcels, but these obviously 
should have been included in the Agricultural zone. The houses that are on the parcels 
are legal non-conforming and could not expand their use because they are in the 
Industrial district.   
 
REQUEST: 
 
The Planning Department has requested a City-initiated rezoning of six (6) contiguous 
parcels located at PID #82420290.000, 82420270.100, 82420270.050, 82420270.000, 
82420270.020, and 82420270.125, C Byrd Road, from I-Industrial to AG Agricultural. 
(GPC Case #26-02-RZ). All public notice requirements have been met.  
 
The purpose of this city-initiated rezoning is to rezone these parcels based on a mistake 
in the original zoning designation. 
 
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: C Byrd Road, PID #82420290.000, 82420270.100, 82420270.050, 
82420270.000, 82420270.020, and 82420270.125. (See Exhibit A) 
 
2.  Existing Zoning: I-Industrial.  (See Exhibit B) 
 

 
UDO 5.3.10 I, Industrial District - Purpose and intent. The purpose of the 

industrial district is to provide land where light manufacturing and assembly plants, 
processing, storage, warehousing, wholesaling, distribution centers and industrial 



parks for such uses can be located by right.  All industrial, warehousing or 
manufacturing uses permitted by right should be conducted in such a manner so 
that noise, odor, dust, and glare of each operation are completely confined within 
an enclosed building.  It is the intent of this Ordinance that heavy industrial and 
manufacturing uses be reviewed to ensure compatibility with conditions.  Any 
outdoor industrial, storage or manufacturing use shall be appropriately screened 
and buffered to mitigate the effect on adjacent property.  

 
 
UDO 5.3.1  AG, Agricultural District - Purpose and intent. The AG District is 

intended to provide an area for low density residential development and small 
scale agricultural uses such as farms, and ponds for livestock or fowl. This zoning 
district is to encourage large lots, open space and single-family detached dwellings 
in an agricultural environment. 

 
The provision of these zoning regulations shall not be exercised so as to 

require permits with reference to land used for agricultural purposes, or for the 
maintenance, repair or extension of farm buildings or farm structures.  

 
DATA AND ANALYSIS: 
 
Property requested for Rezoning:  C Byrd Road, PID #82420290.000, 82420270.100, 
82420270.050, 82420270.000, 82420270.020, and 82420270.125.  
 
Location: Ward 1 
 
Current Zoning of the Request Property: I-Industrial  
 
Existing Land Use: Very low to low density residential.  (See Exhibit C) 

 
Future Land Use: Industrial.  (See Exhibit D) 
 
Surrounding Zoning: I-Industrial to west and south, AG-Agricultural to east and north 
 
HISTORY: 
 
The subject properties have homes on them. These structures were built between the 
years of 1979 and 1999 with the majority of them being built in the 1980’s.   
        
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 record 
that the evidence presented meets the “Criteria for Approval” from the UDO, 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: 
 
If recommending approval, Planning Commission shall record that the evidence 
presented meets all “Criteria for Approval” from the UDO as listed above.  
  
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 C Byrd Road, PID 

#82420290.000, 82420270.100, 82420270.050, 82420270.000, 82420270.020, 
and 82420270.125 from I-Industrial to AG Agricultural. 

2. Recommend that City Council deny the Rezoning. 

 
 
Commissioner Decoteau asked if there were any other parcels in the area that this 
might have happened to. 
 
Mr. Ankerson said he studied the area to see which parcels were an obvious mistake, 
and these houses have had homes on them for some time. The rest of those Industrial 
parcels that go out towards Hwy 57 and south were probably designated as Industrial 
on purpose because it was determined at that time the city needed more Industrial land.   
 
Commissioner Hudson said he didn’t think there was a mistake in the zoning back 
years ago, because Gautier planned on having Industrial in that area but somehow 
things have changed and industrial uses are moving into the city limits. He noted that 
surrounding cities have industrial that is mixed in with some of their residential. If we are 
rezoning some of the city’s industrial area, we need to find another area for industry. If 
we are doing away with our Industrial land, how are we going to get industry to come to 
Gautier. 
 
Mr. Ankerson explained that we are only proposing to change the zoning on those 
parcels zoned Industrial that have homes on them. He doesn’t think there will be any 
other parcels in this area that will need to be rezoned Agricultural. 
 
Chairman Ward said he agrees with Mr. Ankerson that there was a mistake in the zoning 
because when they were rezoned to Industrial there were already houses on the 
properties. This issue would have come up previously had anyone on these parcels 
wanted to put a shed on the property or add on to their homes. 
 
Coreen Dean, a C Byrd Road resident, explained how the zoning change had been an 
issue when they wanted to put a trailer, where one had been previously, on their property 
in the area. Because of the rezoning that she was unaware of, they lost money having 
to move the trailer because it was not allowed. 



 
There were none in attendance speaking in opposition of the request. 
 
ACTION TAKEN: 
 
Commissioner Canada made a motion to recommend approval of the rezoning based 
on the information given. 
 
Commissioner Decoteau seconded the motion, and the following vote was recorded: 
 

 
AYES: Joshua Ward 

   Maurice Hudson 

   Richard Williams 

   Herman Green 

   Marquitta Buxton 

   Greg Canada 

   Ricky Decoteau 

 

 

Motion passed. 
 
 

 
 

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) 

 
Scott Ankerson, Planning Director, gave a brief overview of the case.  
 
 
REQUEST: 
 
The Planning Department has requested a City-Initiated Rezoning of properties located 
at PID #82435150.000, and 82435240.001, Old Spanish Trail, from TCMU Town Center 
Mixed Use to I-Industrial. (GPC CASE #26-03-RZ). 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: Old Spanish Trail, PID ##82435150.000, and 82435240.001. (See Exhibit 
(A) 
 
2. Existing Zoning: TCMU.  (See Exhibit B) 
 
 
UDO 5.3.12 TCMU, Town Center Mixed Use District 
 

A. Purpose and Intent - The purpose of the TCMU Town Center Mixed-Use District 
is to encourage the development of a new downtown area that offers shopping, 
entertainment venues, cultural and community uses and specialized types of 
residential units to serve residents and visitors to Gautier.  

 
This district will be the core area of the city with quality designed and built 
structures, streetscapes and amenities.  New development and changes to 
existing buildings should be consistent with recognized pedestrian scale 
improvements in terms of structural orientation, height, lot dimensional 
requirements and other site spatial relationships. 

 
B. Design Principals - The general design principals for the Town Center Mixed Use 

District are as follows: 
 
1. Create a distinctive “Sense of Place”:  All buildings should incorporate high 

quality architectural treatments, building materials, and site planning that 
provides visual interest, reduces building mass impacts, respects local 
character and provides a distinct sense of place. Developers should 
establish continuity of design with distinctive signs, banners, pedestrian 
scale lights and street trees which help identify the district. 
  

2. Strong Street Edge:  All commercial and civic uses, including big box stores, 
should provide physical definition to streets and public spaces. This can be 
accomplished by locating buildings or sections of buildings closer to the 
street.  A strong street edge helps mitigate the negative visual impact of 
surface parking lots and parking garages.   

 
3. Place Focal Points at Major Intersections:  Development on the corners of 

major intersections should frame the corners.  Public elements including 
streetscapes, trees, paving and pedestrian elements should help articulate 
these areas   as major Destination points.  
 

4. Provide Quality Public Amenities and Landscaping:  Development should 
provide high quality public amenities and landscaping that promote a 
positive site appearance, pedestrian activity and social interaction.  

 
5. Create Human Scale Development:   Entrances into buildings should be at 

the scale of the pedestrian rather than monolithic or monumental scale, 
pedestrian linkages should be created from parking lots to building 
entrances, between buildings and to sidewalks and walking trails.   

 



 
UDO 5.3.10 I, Industrial District - Purpose and intent. The purpose of the 

industrial district is to provide land where light manufacturing and assembly plants, 
processing, storage, warehousing, wholesaling, distribution centers and industrial 
parks for such uses can be located by right.  All industrial, warehousing or 
manufacturing uses permitted by right should be conducted in such a manner so 
that noise, odor, dust, and glare of each operation are completely confined within 
an enclosed building.  It is the intent of this Ordinance that heavy industrial and 
manufacturing uses be reviewed to ensure compatibility with conditions.  Any 
outdoor industrial, storage or manufacturing use shall be appropriately screened 
and buffered to mitigate the effect on adjacent property.  

 
 

DATA AND ANALYSIS: 
 
Property requested for Rezoning:  Old Spanish Trail, PID ##82435150.000, and 
82435240.001.  
 
Location: Ward 2 
 
Current Zoning of the Request Property: TCMU Town Center Mixed Use  
 
Existing Land Use: Industrial.  (See Exhibit C) 

 
Future Land Use: Town Center Mixed Use.  (See Exhibit D) 
 
Surrounding Zoning: I-Industrial and C-2 Community Commercial to the south, TCMU 
Town Center Mixed Use to the north, east and west. 
 
HISTORY: 
 
A 100,000 square foot warehouse is currently being built on PID #82435240.001. The 
use of the property as a warehouse is not allowed by right in a TCMU district and was 
approved by City Council through a Special Exception in 2025.  
 
PID #82435150.000 is owned and operated by MOWA Development LLC and contains 
the uses of “contactor’s office, shop, and the “grandfathered” use of a contractor’s storage 
yard. Although there are other parcels in the immediate area that are zoned I-Industrial 
and have industrial uses established on them, the I-Industrial district for the City is 
relatively small compared to other commercially zoned districts and available parcels for 
industrial uses is limited.   
 
For the reasons listed, staff feels there is a need to rezone PIDN 82435240.001 and PIDN 
82435150.000 from TCMU to I-Industrial based on UDO criteria 4.15.3 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 this request.”   
        
 
 
 
 



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 record 
that the evidence presented meets the “Criteria for Approval” from the UDO, 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: 
 
If recommending approval, Planning Commission shall record that the evidence 
presented meets all “Criteria for Approval” from the UDO as listed above.  
  
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 Old Spanish Trail, PID 

#82435150.000, and 82435240.001 from TCMU Town Center Mixed Use to I-
Industrial. 

2. Recommend that City Council deny the Rezoning. 

 
 
Mr. Ankerson stated that the warehouse that was approved by Council last year as a 
Special Exception is one of the things that proves that there is a change in the area. The 
area is changing and the city is having more requests for more industrial use in that area. 
Although he said he couldn’t prove that MOWA had an industrial use initially, it does now 
have industrial uses on that parcel. This is the reason for the criteria being met for the 
change in the area in his opinion. There is a need for more property to be zoned Industrial 
because most of the Industrial property on Hwy 57 is wetlands. The property on Old 
Spanish Trail that is out of that jurisdictional wetland area is more appealing. 
 
Chairman Ward stated that there is currently industrial land use just south of that area 
noting the old Mallette Brothers property and the City’s Public Works Department. 
Although the future land use is for Town Center, the area and the characteristics have 
changed. Since there is Industrial property to the south of these parcels you will need 
Industrial property to be adjacent to the other Industrial to be helpful to the industry that 
is already there. There have also been other requests for Industrial along Old Spanish 
Trail, not only in this area but in other areas.  
 



Commissioner Hudson asked what direction does the city want to go. Once we head 
down that industrial road, we are going to get away from the intended purpose. Once we 
change from Town Center, what other business is going to locate beside an industrial 
park. The industrial that is currently on Old Spanish Trail should be on Hwy 57, not where 
it is. That area should be doctor offices, restaurants, hotels, etc. This should be looked at 
more carefully before committing to Industrial zoning there. We would be getting away 
from the business aspect of entertainment, eateries, and livelihoods. A functional city 
cannot have an industrial park in the heart of the city. 
Chairman Ward said he understands the concern, but he wants everyone to understand 
that there are currently industrial businesses on these two parcels of land. These 
businesses are not likely to move since they have already invested so much in the 
property and built businesses there. Also, there is already heavy industrial just south of 
these properties. He doesn’t think they are changing Town Center, but that Town Center 
is changing itself. 
 
Commissioner Canada stated that Gautier needed to have something different that the 
surrounding cities. We need something to drive new businesses here. He said the 
question is where will you put the Town Center. 
 
Mr. Ankerson said if you look at the Zoning Map, Town Center Mixed Use is a very large 
zoning district. It has been expressed to him in the past that it extends much farther east 
than it should have been extended. He has had people ask him to look at that zoning 
designation and see about dropping that zoning back more to the west because there 
were too many parcels to the east that were included. Because this area already has the 
industrial uses on it, he felt it should be rezoned because of the appropriateness of the 
buildings that are built on it and the uses that are in those buildings. Also with the big 
quarry across the road, you already have big trucks coming in and out of that immediate 
area so it would be better to have these parcels zoned rather than somewhere else down 
Old Spanish Trail. It keeps the road wear and maintenance closer and tighter and less 
expensive for the city to keep up.  
 
Commissioner Hudson said he was concerned that the city protect the future of the 
Town Center district. 
 
Commissioner Williams asked if it would be harder to build on Hwy 57 because of the 
wetlands. 
 
Mr. Ankerson said it wouldn’t be harder, but it could be more expensive. 
 
Commissioner Williams said that what was going to bring money to the city was 
industry. Gautier would never have what Ocean Springs has with their downtown. He 
heard that one of the reasons Walmart, etc. won’t build in Gautier is because the average 
income is too low. Industry will eventually bring restaurants, etc. to Gautier. 
 
Neil, vice president of MOWA Industries, said that when they bought the property it was 
zoned Industrial. The zoning changed to Town Center later. He said they do not plan on 
going anywhere.  
 
Daniel Taylor, president of Air Masters Mechanical, stated that they already have a long 
lease contract set up on their property with Ingalls and they do not have any intent on 
doing anything else with their property. He wants to see Gautier grow, including 



Roadhouse Steak houses on Hwy 90. They bought the property when it was Industrial, 
also. Their business will be bringing about 75 jobs to Gautier, which will bring new homes 
etc.  
 
Lorenzo Fuller, Ward 4 Councilman, said that the rezoning would be detrimental to 
Gautier getting businesses. That area is Town Center and if we put Industrial right in the 
heart of the city, no one is going to come build restaurants, etc.  Industry should be taken 
farther out because something could be put there that would poison the kids if it were 
industrial. The city needs to take a look at it before it is voted on and made official. 
 
Commissioner Hudson said that you can build on wetlands, you just have to replace it 
with other land.  
 
ACTION TAKEN: 
 
Chairman Ward made a motion to recommend approval of what was presented based 
on the evidence that was found by the Planning Director due to the existing use of the 
parcels of land that were listed and the change in the characteristics of the area since 
the last zoning. These two parcels should be rezoned from Town Center Mixed Use to 
Industrial Use.  
 
Commissioner Buxton seconded the motion, and the following vote was recorded: 
 

 
AYES: Joshua Ward 

   Richard Williams 

   Herman Green 

   Marquitta Buxton 

   Greg Canada 

   Ricky Decoteau 

     

  NAYS: Maurice Hudson 

 

 

Motion passed. 
 
 
 

GENERAL DISCUSSION  

 
A. PREVIOUS CASE UPDATES 

Mr. Ankerson advised Commissioners that City Council had approved both cases from 
the December 4, 2025, meeting. 
 

B. PERMIT & TRC REPORT 

Mr. Ankerson presented the December 2025 and January 2026 monthly reports. 
 
 



Mr. Ankerson stated that he wanted to expand on the reports. He stated that Gautier is 
currently growing. We have 75 open permits on houses that are being built right now. 
These houses are not in any one particular subdivision; they are scattered throughout the 
city. He said he has been here 11 years and in those 11 years the city might have seen 
6, to maybe 15, open new house permits at a time. He said he had 5 more sets of plans 
on his desk waiting for him to review. He also has received a set of plans to review for the 
PUD that was approved on Old Spanish Trail last year and that consists of 301 houses. 
 

 

Chairman Ward made a motion to adjourn the meeting. 

Commissioner Buxton 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.  
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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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