
 

 

AGENDA 
GAUTIER PLANNING COMMISSION 

 May 7, 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 4-2-2026 
      

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 Conditional Use-Major that would allow a tattoo parlor/permanent 

makeup business in a C-3 Highway Commercial Zoning District. 1625 Highway 90, (GPC 
#26-19-CU) 

      

     
2. Consider a request for a Conditional Use-Major that would allow an apartment complex in 

a TCMU Town Center Mixed Use Zoning District. 3200 Townsend Road, (GPC #26-20-
CU) 

      

     
3. Consider a request for a SPECIAL EXCEPTION that would allow the outdoor display and 

sales of portable storage sheds in the C-2 Community Commercial Zoning District at PID 
#82423510.000 Gautier Vancleave Road (GPC #26-21-SE) 

      

     
4. Consider a request for a Conditional Use-Minor that would allow placement of a MEMA 

Cottage in a MURC-2 Mixed Use Recreation Commercial-2 Zoning District. 1221 John 
Dailey Drive, (GPC #26-22-CU) 

      

     
5. Consider a request for a Conditional Use-Major that would allow an expansion of the 

existing skilled nursing facility to allow eight (8) additional private rooms in a C-2 
Community Commercial Zoning District. 5090 Gautier Vancleave Road, (GPC #26-23-CU) 



 

 

      
VIII. GENERAL DISCUSSION 
    

     1. PREVIOUS CASE UPDATES 
      

     2. PERMIT & TRC REPORTS  
      

IX. ADJOURN 
    
 
 

 



   

 

APRIL 2, 2026  
GAUTIER, MISSISSIPPI 

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

The City of Gautier, Mississippi, was held on April 2, 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 (by phone), Planning 
Director, Josh Danos (by Phone) City Attorney, Perry Kelly, City Attorney, and 
Babs Logan, Planning Technician. 

 
        

 

 

AGENDA 

GAUTIER PLANNING COMMISSION 

APRIL 2, 2026 

5:30 P.M. 

 

I. CALL TO ORDER 

II.  PLEDGE OF ALLEGIANCE (VOLUNTEER) 

III. APPROVAL OF AGENDA 

IV. APPROVAL OF MINUTES (MARCH 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 Conditional Use-Major that would allow a mobile home 

in an AG Agricultural Zoning District. 6250 Baker Road, (GPC #26-10-CU) 

 

2. Consider a request for a thirty-six foot (36’) variance to front yard setback 

requirements for an accessory building in a R-1 Low Density Single-Family 



Residential Zoning District. 2216 Brookside Drive, PID #85440639.000, (GPC 

#26-11-VAR) 

3. Consider a request for a SPECIAL EXCEPTION that would allow an expansion 

to a previously approved Special Exception. The expansion would include 

offices and parking. The property is in the TCMU Town Center Mixed Use 

Zoning District. 2710 Old Spanish Trail, PID #82435240.001 & west 4.74 +/- 

acres of #82435240.040. (GPC #26-12-SE) 

4. Consider a request for a Property Owner Initiated Rezoning of Property located 

at 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, 

#82435240.001 & West 4.74 +/- acres of #82435240.040, from TCMU Town 

Center Mixed Use to I-Industrial. (GPC #26-13-RZ) 

 

5. Discuss a Proclamation of Appreciation for Kay C. Jamison  

 

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

 

 

Chairman Ward began the meeting with a prayer. 

 

Commissioner Decoteau made a motion to approve the revised Agenda. 

 

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  
 

 
 

 

 

 



Chairman Ward made a motion to approve March 5, 2026, minutes. 
 
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. 
 
 

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

 
 

 

OLD BUSINESS - None 

 

 

 

NEW BUSINESS 

 
1. Consider a request for a Conditional Use-Major that would allow a mobile home in 

an AG Agricultural Zoning District. 6250 Baker Road, (GPC #26-10-CU) 

Perry Kelly, City Attorney, gave a brief overview of the case.  

REQUEST: 
 
The Planning Department has received a request from Timmy E. Hoops for a Conditional 
Use-Major that would allow a mobile home in an AG Agricultural Zoning District at 6250 
Baker Road. PID #85298068.000 (GPC #26-10-CU) The application fee of $250 was paid 
on February 27, 2026. All public notice requirements have been met.  
 
BACKGROUND:  
 
The request property is zoned AG Agricultural.   

 
1. Location: 6250 Baker Road, PID #85298068.000 (See Exhibit A) 

 
2. General features of the proposed project: 

Total Area: Approximately 2.22 Acres 
  

3. Existing Zoning – AG Agricultural (See Exhibit B) 



 
4. Existing Land Use – Vacant (Previous Mobile Home removed) (See Exhibit 

C)   
 

5. Comprehensive Plan Future Land Use Designation – Low Density 
Residential (See Exhibit D) 
 

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

 
1. Is the proposed use listed in the list of possible Conditional Uses in the particular 

Zoning District? 
 
Applicant Response: See attached. 
 

Staff Finding: Yes. Dwelling, Mobile/Manufactured Home is listed as a Conditional 

Use-Major in an AG Agricultural District.  

 

2. Describe how the project is compatible with the character of development in the 

vicinity relative to (a) density, bulk and intensity of structures, (b) parking, and (c) 

other uses.  Please attach parking plan, site plan, architectural rendering or other 

plans. 

 

Applicant Response:  See attached. 

Staff Finding: The proposed use is allowed in an AG zoning district with a Major 
Conditional Use.  
 

3. Will your project negatively affect neighboring property values or pose a real or 
perceived threat to citizens?  Explain. 
 
Applicant Response: See attached. 

 

Staff Finding: There is no evidence to indicate the proposed use will negatively 

affect the property values or cause a detriment to the surrounding properties.  

  

4. Will your project adversely affect vehicular or pedestrian traffic in the vicinity?  

Explain. 

 

Applicant Response: See attached. 

 

Staff Finding: There is no evidence that the proposed use will have any adverse 

effect on vehicular or pedestrian traffic.   

 



5. Can the proposed use be accommodated by existing or proposed public services 

and facilities including, but not limited to, water, sanitary sewer, streets, drainage, 

police and fire protection, and schools?   

 

Applicant Response: See attached. 

 

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

and facilities.  

 

6. Is the proposed use in harmony with the Comprehensive Plan?  Explain how. 

 

Applicant Response: See attached. 

 

Staff Finding: The Comprehensive Plan calls out “Low Density Residential” for 

future land use of this property.     

 

7. Does the proposed use pose a hazardous, detrimental, or disturbing affect, either 

real or perceived, to present surrounding land uses due to noises, glare, smoke, 

dust, odor, fumes, water pollution, vibration, electrical interference, or other 

nuisances?  Explain.  

 

Applicant Response: See attached. 

 

Staff Finding: There is no evidence that the proposed use poses a hazardous, 

detrimental, or disturbing effect to present surrounding uses.   

 

8. Does the use conform to all district regulations for the applicable district in which 

it is located, or have other provisions been provided for?  Explain. 

 

Applicant Response: See attached. 

 

Staff Finding: The proposed use will conform to all current district regulations.   

 
DETERMINATION OF APPLICABLE LAW: 
 

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



a new owner, the new owner must submit a letter to the Planning Director 
agreeing to the current terms and condition. 
 

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

 
RECOMMENDATION & CONCLUSION: 
  
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 Conditional Use-Major  

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

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

 

Chairman Ward asked Mr. Ankerson, who was attending by phone, if the owner of the 
mobile home that was previously on the property had a Conditional Use, or was no 
previous Conditional Use the reason for the request tonight. 
 
Mr. Ankerson explained that the previous mobile home that was on the property was 
grandfathered in, but because they removed it and are placing a new one in its place it 
needs approval of a Conditional Use. 
 
Chairman Ward asked the applicant to present his case. 
 
Timmy Hoops, the applicant, stated that he bought the land and had the old trailer 
demolished. When he bought a new double wide trailer and sent Planning the information 
for a permit, he found out that he had to get approval from the City Council before he 
could get a permit for moving the double wide to the property. 
 
Chairman Ward asked if there were any other trailers close to where this trailer is going. 
 
Mr. Hoops said there were. 
 
Jessica Brock, a neighbor, said Mr. Hoops bought the property from her and she is the 
one that had the original trailer there. It had been there about twenty years. As far as the 
neighborhood, goes there are no objections to him putting a mobile home there.  
 
Walt Malone said if we are going to have mobile home in the city then we need to have 
designated areas for them. They shouldn’t be scattered throughout the city because it 
devalues property in the city. 
 
Chairman Ward thanked Mr. Malone for his comments and explained that the city does 
have areas that are designated in the city and that is why we have these Conditional Use  
 



– Majors that we are dealing with tonight. This area is an Agricultural District which allows 
a lot more things than are allowed in a Residential District.  
 
 ACTION TAKEN: 
 
Commissioner Hudson made a motion to recommend that City Council approve the 
Conditional Use – Major as presented. 
 
Chairman Ward 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 thirty-six foot (36’) variance to front yard setback 

requirements for an accessory building in a R-1 Low Density Single-Family 

Residential Zoning District. 2216 Brookside Drive, PID #85440639.000, (GPC 

#26-11-VAR) 

Perry Kelly, City Attorney, gave a brief overview of the case.  

 
REQUEST: 
 
The Planning Department has received a request from Steve Jordan for a thirty-six foot 
(36’) variance to front yard setback requirements for an accessory building in a R-1 Low 
Density Single-Family Residential Zoning District at 2216 Brookside Drive, PID 
#85440639.000, (GPC #26-11-VAR. The application fee of $175 was paid on March 4, 
2026. All public notice requirements have been met.  

 
BACKGROUND:  
 
The applicant would like to put a 26’ x 24’ detached carport in front of his house. The 
carport would come thirty-six feet (36’) in front of the house. At the closest point to the 
front property line the carport would be approximately twenty-three and a half feet (23.5’). 
Per the Unified Development Ordinance (UDO), an accessory structure can only be 
located in the side or rear yard. It cannot come past the front building line of the house. 
The applicant is asking for a thirty-six foot (36’) variance to front yard setback 
requirements for an accessory structure.   
 
 



DISCUSSION: 
 
The applicant is asking for a thirty-six foot (36’) variance to front yard setback 
requirements for an accessory structure. The proposed detached carport is 26’ x 24’. The 
carport would come thirty-six feet (36’) in front of the house. The UDO states that an 
accessory structure can only be located in the side or rear yard. It cannot come past the 
front building line of the house. The closest point to the front property line would be 
approximately twenty-three and a half feet (23.5’).  
 
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. 
 
Steve Jordan, the applicant, said the carport would be about 35’ from the street, and 
there is a curve in the road so it wouldn’t block the view coming in or out. The neighbors 
on either side do not have a problem with it.  
 
Chairman Ward asked Mr. Jordan if he had a permit when he started the project. 
 
Mr. Jordan said he thought he had a permit. He has a state permit and a permit from 
Gautier to build a boat house, and he thought he could build the carport too.  
 
Chairman Ward said he wondered how the need for a variance was missed on the plot 
design in the permit process if he had obtained a permit. He noted that the structure was 
already built, and that the lot was a peculiar size in the way that it is laid out. 
 
Commissioner Hudson said he had talked to Mr. Jordan, and he felt that he had the 
intent to do right by the city. He said it was just a mistake and that the structure looked 
nice. He said he looked around and it doesn’t impede the sight line.  
 
John Woodward, a neighbor, said that he has no problem getting in and out of his 
driveway and he has no objection. 
 
John Venable, another neighbor, said that he has no issue with the carport. 
 
Chairman Ward said that is a nice structure and it matches the house. He agrees with 
Commissioner Hudson that people do make mistakes. It doesn’t take away from the 
neighborhood. 
 
There were none in attendance speaking in opposition of the request. 
 
 
ACTION TAKEN: 
 
Chairman Ward made a motion to recommend approval of the 36’ variance based on 
the unique characteristics of the lot.  

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. 
 
 



 
 
 

3. Consider a request for a SPECIAL EXCEPTION that would allow an expansion 

to a previously approved Special Exception. The expansion would include offices 

and parking. The property is in the TCMU Town Center Mixed Use Zoning District. 

2710 Old Spanish Trail, PID #82435240.001 & west 4.74 +/- acres of 

#82435240.040. (GPC #26-12-SE) 

Perry Kelly, City Attorney, gave a brief overview of the case.  
 
REQUEST: 
 
The Planning Department has received a request from CTC Rentals LLC for a Special 
Exception that would allow an expansion to a previously approved Special Exception. 
The expansion would include offices and parking. The property is in the TCMU Town 
Center Mixed Use Zoning District at 2710 Old Spanish Trail, PID #82435240.001 & west 
4.74 +/- acres of #82435240.040. (GPC #26-12-SE). The application fee of $250 was 
paid on February 26, 2026. All public notice requirements have been met.  

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

1. Location: 2710 Old Spanish Trail, PID #82435240.001 & west 4.74 +/- 
acres of #82435240.040. (See Exhibit A) 

 
2. General features of the proposed project: 

Lot Size: approximately 12.5 acres 
 

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): TC Town Center Mixed Use 
to the north, east, and west; C-2 Community Commercial to the south; I-2 
Industrial to the southeast. 
 

6. Current Surrounding Existing Land Use (See Exhibit C): Vacant to the west, 
Industrial to the east and southeast, Commercial-retail to the south and 
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: The applicant’s proposed use is compatible with 
surrounding properties and would not detract from the character of the area, 
imposing a rigid interpretation of the zoning laws would create an undue hardship. 
 
Staff Finding:  Although Professional Occupation Offices are allowed by right in 
an Industrial District and Town Center, this would be an expansion of a Special 
Exception for a warehouse that was approved previously and requires Council 
approval. 
 

3. 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:  The requested Special Exception for offices and parking 
for the previously approved warehouse business is in harmony with the intent of 
the UDO because it promotes sustainable development, economic growth, and 
compatibility with surrounding land uses. It will not be injurious to the neighborhood 
or the general welfare, implements necessary mitigation measures, and ensures 
that the project complements the broader goals for the area. Therefore, granting 
the special exception is beneficial for both the applicant and the community. 
 
Staff Finding: Unsubstantiated. 

 
4. Explain how the special circumstances requiring the proposed Special 

Exception are not results of actions of the applicant. 
 

Applicant Response: The special circumstances necessitating the Special 

Exception are not due to the actions of the applicant. They arise from the 

limitations of the existing zoning and changes in the surrounding area that were 

not anticipated when the zoning was initially set. The applicant is seeking a special 

exception in good faith, recognizing that the current zoning does not fully 

accommodate the property’s potential use in light of the broader development 

trends and conditions. Therefore, the special exception is being requested due to 

factors beyond the applicant’s control. 

 

Staff Finding: Unsubstantiated  

 
 
 



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. 

 
5. 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) 
 

6. 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 noted that there are two cases on the agenda for the exact same 
property and asked everyone to please keep all comments to the Special Exception 
portion that is being heard at this time. He then asked the applicant to present his case. 
 
Danny Taylor, applicant and owner of CTC Rentals LLC, stated that they had recently 
received a Special Exception, under Air Masters Mechanical, for a portion of the property. 
They have since been requested to add offices, extra storage space, and additional 
parking to the original project. They have purchased 4.7 more acres to accomplish the 
project expansion because there will be additional parking needed for the 75 to 100 new 
employees needed for the offices portion of the project. He also noted that the previous 
Special Exception approval for the warehouse was done under his company, Air Masters 
Mechanical, but he has since changed it to his LLC, CTC Rentals, versus his company 
because technically they are two different set ups.  
 
Chairman Ward posed a question to Mr. Ankerson or Josh Danos, City Attorney, asking 
how it will work because we allowed a Special Exception under Air Masters Mechanical 
previously and now, we are trying to extend that previous Special Exception. If this is 
approved will the previous approval be applied to this new CTC Rentals LLC or is the old 
one going to be with Air Masters and this new one going to be with CTC Rentals. 
 
Mr. Taylor said he was asking for the Special Exception for the entire project because it 
will now be in CTC Rentals LLC and this Special Exception will supersede the original 
request under Air Masters. 
 
Commissioner Hudson asked if from a paperwork standpoint, is an addendum needed. 
 
Chairman Ward asked Mr. Ankerson or Mr. Danos if it was because the building has 
technically changed ownership, from Air Masters to CTC, that now CTC is requesting a 
Special Exception as any new owner would have to do. 
Mr. Ankerson said the name on the application has changed. This Special Exception is 
presented as one property and the Planning Commission has all the information that 
pertains to the whole project it would be a whole new Special Exception with the inclusion 
of the expansion.  
 
Mr. Danos stated that if the Special Exception before the Planning Commission tonight 
is granted, the other Special Exception will go away.  
 
Mr. Taylor advised that the owner of Air Masters Mechanical and CTC are the same 
people, just different names. The intent of the warehouse is still strictly to store material 



with no construction on site. Only to receive, store and distribute material and will go from 
the warehouse to the shipyard when needed. He said he would have no employees on 
site once the building is turned over to Ingalls. It will only be employees associated with 
Ingalls. 
 
Steve Jordan, who owns the property adjacent to the subject property, said he feels the 
project will make the area and Gautier better. 
 
Ellen Malone spoke in opposition to the project. See attached for document provided by 
Mrs. Malone. 
 
Commissioner Decoteau said that Mrs. Malone had some valid points but unfortunately 
the Planning Commission does not contribute to the financial issues of the city. 
 
Commissioner Hudson said that some of what Mrs. Malone was true, but we need to 
be tedious about the accuracy of the information because his understanding about the 
financial agreement between Pascagoula and Ingalls is different than what was 
presented. 
 
ACTION TAKEN: 

Commissioner Buxton made a motion to recommend approval of the Special Exception 
based on the specifications that were included in the packet. 

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. 
 
 

 
 
 

4. Consider a request for a Property Owner Initiated Rezoning of Property located 

at 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, 

#82435240.001 & West 4.74 +/- acres of #82435240.040, from TCMU Town 

Center Mixed Use to I-Industrial. (GPC #26-13-RZ) 

Perry Kelly, City Attorney, gave a brief overview of the case.  
 
 
 



REQUEST: 
 
The Planning Department has received a request from Danny Taylor dba Air Masters 
Mechanical, Inc. and Steve Jordan dba MOWA Development for a proposed Amendment 
of the Official Zoning Map of the City of Gautier, Mississippi. The request is to rezone 
2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, #82435240.001 
& West 4.74 +/- acres of #82435240.040, from TCMU Town Center Mixed Use to I-
Industrial. (GPC Case No. 26-13-RZ). The application fee of $300 was paid on February 
26, 2026. 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: 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, 

#82435240.001 & West 4.74 +/- acres of #82435240.040 (See Exhibit A) 
 
2. Existing Zoning: TCMU Town Center Mixed Use (See Exhibit B) 
 

 
 
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: 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID 
#82435150.000, #82435240.001 & West 4.74 +/- acres of #82435240.040.  
 
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. There are other parcels in the immediate area that are zoned I-Industrial and have 
industrial uses established on them.   
       
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 the entire subject area to I 

Industrial; or 

2. Recommend that City Council deny the Rezoning. 

 
 
Chairman Ward asked the applicants to present their case.  
 
Danny Taylor, owner of 2710 Old Spanish Trail and President of Air Masters Mechanical 
and CTC Rentals LLC advised he is seeking the rezoning to make it permanent to ensure 



that any future building including more parking on this site would be allowed by right and 
future Special Exceptions would not be needed. Mr. Taylor stated he does have excess 
land that he has purchased. He is looking to do the rezoning just to have that process 
done. He feels like it is a good fit for the City with the work that is being done on the 
property now to move forward. We are hoping that there are benefits to the City of Gautier 
if this were to be pushed through. He stated that he has owned the property for quite a 
long time and at one point the property was rezoned to Town Center. He owned the 
property during that time but at that time he was not actively using the property and had 
no immediate plans. No tax wavers or tax breaks have been asked for or given to this 
point, so whatever the valuation of the property is, that ad valorum tax rate will be paid 
to Gautier for this property.  
 
Chairman Ward stated that Mr. Taylor is talking about not running into a problem down 
the road due to future improvements on the site properties in question.  
 
Commissioner Hudson stated that because the previous Special Exception has been 
considered and referred to City Council for approval, applying for the Rezoning is 
attempting to turn the landscape in the favor of Air Masters Mechanical and CTC Rentals 
LLC. If you get this Rezoning, the City cannot stop the landowners from turning the area 
into a production area, which could negatively affect the City of Gautier. There was not 
a mistake in the zoning. Gautier was progressing towards being a city that stands on its 
own and to have a Town Center area with shops and stores. If the applicants can show 
on paper that this area, if Rezoned will not turn into a production yard with noise pollution, 
sand blasting and production work, then it can be considered.  
 
Mr. Taylor advised that the current lease agreements that they have on paper with 
Ingalls would not permit anything other than warehousing and office space. He stated 
that he may be wrong, but environmentally, if you were to open a business these days 
that requires sand blasting or anything like that it would require approval from the city to 
do so and most likely the state with EPA regulations.  
 
Commissioner Canada stated that in the Unified Development Ordinance it says clear 
as day, was there a mistake in the zoning. 
 
Mr. Taylor said he doesn’t believe there was a mistake. The Rezoning to Town Center 
was planned and completed when Gautier had a full mall property that was full of life, 
and now the mall property is not doing anything, and the city has gone backwards. His 
father purchased the property in 2007 and at that time he believed it was zoned 
Industrial.  He does not recall being notified about the change in the zoning when it 
became Town Center. The reason why he wants the Rezoning, is not for a change in the 
activities taking place in the approved warehouse, but for additional structures or 
buildings that may be needed in the future. He would have to apply for more Special 
Exceptions and appear before the Planning Commission and City Council instead of just 
having the plans approved.  He stated that if you drive down Old Spanish Trail, the 
surrounding area is Industrial. 
 
Chairman Ward asked Scott Ankerson, Planning Director, or Josh Danos, City Attorney, 
both present by phone, since intended use and EPA regulations have been brought up, 
can either of them speak to what the requirement is when a company comes into the 
City who has EPA regulations and what is required from that. 
 



Mr. Danos stated that he truly does not know the impact of EPA regulations on this 
project. But the company would have to always be compliant with MDEQ (Mississippi 
Department of Environmental Quality) and EPA regulations.  
 
Mr. Ankerson advised that the city does communicate directly with MDEQ since it is a 
state organization, but EPA is federal.  
 
Mr. Taylor stated that a “Phase 1” report was required by Ingalls before they would even 
step foot on the property to show what environmental impact the property has had on 
the surrounding area because they do not want to have a piece of property that already 
has issues or environmental problems. This property has already had three “Phase 1” 
reports done on it.  
 
Chairman Ward asked if this Rezoning could have been done as a C-1, C-2, or C-3 
zone. What was the need to jump straight to Industrial. 
 
Mr. Taylor asked what UPS is because they are right across the street. He stated that 
he believed they were zoned Industrial.  
 
Chairman Ward said that UPS is zoned as C-2. And that’s why he questioned why we 
jumped right to Industrial. Chairman Ward also invited Steve Jordan, co-applicant, to 
speak for this Rezoning as well.  
 
Commissioner Hudson stated that the Planning Commission never said that the area 
was not industrial, but that use was grandfathered in.  
 
Commissioner Williams asked if the south side of the railroad tracks between College 
Park and Old Spanish Trail was zoned Industrial. If so, what is going to stop anyone from 
doing industrial work right there.  
 
Chairman Ward advised that the current land use was for Industrial purposes, but that 
area was zoned C-2. There are different levels of Industrial which is why the City has 
Commercial Zones such as C-1, C-2, and C-3 to accommodate certain uses.  
 
Steve Jordan, owner of 2700 Old Spanish Trail, advised he has had the property since 
2008, and he purchased the property as light industrial and then it was rezoned to Town 
Center. He doesn’t understand why because that is going to be around the Asphalt Plant 
and the Cities water department. 
 
Chairman Ward asked if there were any plans for production of any kind to take place 
on Mr. Jordan’s property.  
 
Mr. Jordan stated he wanted to build a storage facility for RV’s in the back of his 
property.  
 
Chairman Ward stated that Industrial Zoning could help in that aspect if he was wanting 
to do that.  
 
Mr. Jordan advised that he would like to get his property back to the zoning that it was 
when he purchased it. He advised that he does not remember receiving any notification 
when it was rezoned to Town Center from Industrial.  



 
Mrs. Malone, resident of Gautier, stated that what scares her about the Rezoning is 
when Mr. Taylor talks about “Current Intent”. Because “Current Intent” does not address 
future intent. 
 
Chairman Ward closed the public hearing portion. This request has two applicants, Mr. 
Taylor and Mr. Jordan. Mr. Taylor already has a Special Exception in place that allows a 
warehouse, and the Planning Commission has recommended approval tonight for a 
Special Exception for an extension of the office area and parking on the property. He 
has about two and a half acres that are going to be undeveloped that he could potentially 
do something with in the future. Mr. Jordan does not have a Special Exception on his 
property. The business he is operating, which is primarily office and industrial storage is 
grandfathered. He would like to possibly have a future use on this property of a storage 
facility of some type in the back. We have heard from both that their current use and 
intent is no production and that currently the only thing that would stop that would be 
MDEQ and EPA regulations. We have to decide if the Commission is comfortable 
enough with that being their buffer. 
 
Commissioner Buxton stated that she has also seen Gautier regress and does not 
know if industry will save Gautier. She stated that she hears a lot of positives but can 
understand the level of concern that everyone has shared and appreciate the applicants 
for wanting to utilize the space they have and bring something to Gautier.  
 
Commissioner Hudson stated that he would like to make a motion to Table this matter 
to collect more information so the matter could be discussed in more detail as not to 
rush. 
 
Chairman Ward stated that the Commission could Table the Rezoning, but the 
Commission would have to come back and have the hearing and conversation again. He 
asked the applicants if they would consider a Commercial Zoning or would it be Industrial 
or nothing. 
 
Mr. Taylor stated that when he presented his plans to the Planning Department that he 
was told that a warehouse would need to be in an Industrial Zone, but he would consider 
a Commercial Zoning.  
 
Mr. Danos advised that the public hearing has been closed and would not be able to be 
reopened even if the Commission decides to Table the matter of Rezoning so a decision 
would have to be made and if another Rezoning is requested then the process would 
have to be completely restarted and the notification requirements would reset.  
 
Commissioner Williams stated that Ingalls, the tenant of the previously approved 
warehouse that is being constructed on the subject property, has a multimillion-dollar 
indoor complex for Sand Blasting. With all those store fronts right behind the proposed 
Rezoning Site, you would not go and just open an open-air sand blasting facility. Also, 
there are already industrial zones nearby that other companies would be able to come 
in and not be restricted and could still cause the harm that some others are concerned 
about.  
 
Chairman Ward asked Mr. Ankerson if there were other options other than what is on 
the table tonight.  



 
Mr. Ankerson advised that under this application there are no other options. To answer 
the question as to why we jumped right to Industrial, when he had the initial meeting with 
the applicants about this Rezoning, all the desired possible uses that were presented by 
the applicants would require the Industrial Zoning in order to be allowed by right. Also, 
searching through the archives he was able to find the oldest Zoning map that shows 
these parcels zoned as  C-2 and were changed to Town Center when the comprehensive 
plan rezoning took place. Whether the parcels were zoned industrial before Gautier was 
founded, he could not find any record of that.  
 
Councilman Lorenzo Fuller stated that he felt that C-2 was another option. He stated 
that C-2 Commercial would protect everyone, the Commission, the residents, and the 
applicants. He stated that the applicants should re-write the application and apply for a 
C-2 Rezoning.  
 
ACTION TAKEN: 
 
Chairman Ward made a motion to deny the rezoning request 
 
Commissioner Hudson seconded the motion, and the following vote was recorded: 
 
 
 

AYES: Joshua Ward 
   Maurice Hudson 

   Greg Canada 

 

 NAYS: Richard Williams 

   Herman Green 

   Marquitta Buxton 

   Rick Decoteau 

    

  

Motion failed. Sent to City Council with no recommendation. 

 

 
 
 

5. Discuss a Proclamation of Appreciation for Kay C. Jamison 

Chairman Ward stated that he wanted to discuss a Proclamation of appreciation for 

Councilwoman Kay Jamison who served on the Planning Commission Board for 10 years. He 

stated that Councilwoman Jamison is very passionate and cares about the City of Gautier. The 

idea for a plaque to recognize Councilwoman Jamison was brought before the Planning 

Commission by Commissioner Hudson because he believes in giving recognition to people who 

care about the City. 

Commissioner Hudson stated that people that work hard need to be acknowledged while they 

are here. He stated that a lot of things in the City of Gautier do not happen without Kay Jamision. 



Councilwoman Jamison does a lot of things behind the scenes for the city that people don’t always 

see. He stated that he does not always agree with Councilwoman Jamison, but she has passion, 

leadership capabilities, and knowledge to get this city up and running and he believes that she 

needs to be recognized. 

Chairman Ward asked what Babs Logan, Planning Technician, had in mind to recognize 

Councilwoman Jamison’s contributions to the city. He asked if a Plaque of Recognition was 

planned. 

Babs Logan advised not a plaque, but an official proclamation.  

Commissioner Hudson stated that he would prefer presenting her with a plaque instead of a 

proclamation.  

Babs Logan advised that the idea of a Proclamation was a recommendation made by Planning 

Director Scott Ankerson and City Attorney Josh Danos after they had discussed the matter.  

Chairman Ward asked if the Planning Commission wanted to just vote for the City Council to 

honor Councilwoman Kay Jamison for her tenure on the Planning Commission.  

Commissioner Hudson said yes, to have the City Council acknowledge Councilwoman Kay 

Jamison. 

ACTION TAKEN: 
 
Chairman Ward made a motion to recommend that City Council Honor Councilwoman Kay 
Jamison for her time on the Planning Commission. 
 
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. 

 

 
 
 
GENERAL DISCUSSION  

 
A. PREVIOUS CASE UPDATES 

Babs Logan, Planning Technician, advised the Commission that the City Council 
approved both cases from the March meeting.  



 
B. PERMIT & TRC REPORT 

Ms. Logan presented the February 2026 monthly report and advised that she will have 
March’s report complete by the next meeting.  
 
 

 

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.  

 

 

 

  



 

APPROVED BY: 

 

 

 

 

 

______________________________________ DATE: ____________________ 

Scott Ankerson 

Planning Director/Building Official 

 

 

 

 

 

 

______________________________________ DATE: ________________ 

Josh Ward, Chairman 

Gautier Planning Commission 
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 April 2, 2026  

GPC #26-10-CU 

Timmy E. Hoops 

6250 Baker Road 

 

 

 
VII. NEW BUSINESS  
 

1. Consider a request for a Conditional Use-Major that would allow a mobile home 

in an AG Agricultural Zoning District. 6250 Baker Road, (GPC #26-10-CU) 

 

 

  
  

 
 

 

 
 
  



CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  March 17, 2026 
 
Subject:  Consider a request for a Conditional Use-Major that would allow a mobile 

home in an AG Agricultural Zoning District. 6250 Baker Road, (GPC #26-
10-CU) 

_____________________________________________________________________
_ 

 
REQUEST: 
 
The Planning Department has received a request from Timmy E. Hoops for a Conditional 
Use-Major that would allow a mobile home in an AG Agricultural Zoning District at 6250 
Baker Road. PID #85298068.000 (GPC #26-10-CU) The application fee of $250 was paid 
on February 27, 2026. All public notice requirements have been met.  
 
BACKGROUND:  
 
The request property is zoned AG Agricultural.   

 
1. Location: 6250 Baker Road, PID #85298068.000 (See Exhibit A) 

 
2. General features of the proposed project: 

Total Area: Approximately 2.22 Acres 
  

3. Existing Zoning – AG Agricultural (See Exhibit B) 
 

4. Existing Land Use – Vacant (Previous Mobile Home removed) (See Exhibit 
C)   
 

5. Comprehensive Plan Future Land Use Designation – Low Density 
Residential (See Exhibit D) 
 

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

 
1. Is the proposed use listed in the list of possible Conditional Uses in the particular 

Zoning District? 
 
Applicant Response: See attached. 
 



Staff Finding: Yes. Dwelling, Mobile/Manufactured Home is listed as a Conditional 

Use-Major in an AG Agricultural District.  

 

2. Describe how the project is compatible with the character of development in the 
vicinity relative to (a) density, bulk and intensity of structures, (b) parking, and (c) 
other uses.  Please attach parking plan, site plan, architectural rendering or other 
plans. 
 

Applicant Response:  See attached. 

Staff Finding: The proposed use is allowed in an AG zoning district with a Major 
Conditional Use.  
 

3. Will your project negatively affect neighboring property values or pose a real or 
perceived threat to citizens?  Explain. 
 
Applicant Response: See attached. 

 

Staff Finding: There is no evidence to indicate the proposed use will negatively 

affect the property values or cause a detriment to the surrounding properties.  

  

4. Will your project adversely affect vehicular or pedestrian traffic in the vicinity?  
Explain. 
 

Applicant Response: See attached. 

 

Staff Finding: There is no evidence that the proposed use will have any adverse 

effect on vehicular or pedestrian traffic.   

 

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

Applicant Response: See attached. 

 

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

and facilities.  

 

6. Is the proposed use in harmony with the Comprehensive Plan?  Explain how. 
 

Applicant Response: See attached. 

 

Staff Finding: The Comprehensive Plan calls out “Low Density Residential” for 

future land use of this property.     

 

7. Does the proposed use pose a hazardous, detrimental, or disturbing affect, either 
real or perceived, to present surrounding land uses due to noises, glare, smoke, 



dust, odor, fumes, water pollution, vibration, electrical interference, or other 
nuisances?  Explain.  
 

Applicant Response: See attached. 

 

Staff Finding: There is no evidence that the proposed use poses a hazardous, 

detrimental, or disturbing effect to present surrounding uses.   

 

8. Does the use conform to all district regulations for the applicable district in which 
it is located, or have other provisions been provided for?  Explain. 
 

Applicant Response: See attached. 

 

Staff Finding: The proposed use will conform to all current district regulations.   

 
DETERMINATION OF APPLICABLE LAW: 
 

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

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

 
RECOMMENDATION & CONCLUSION: 
  
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 Conditional Use-Major  

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

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

 
 
 



ATTACHMENTS:  
 

1. Applicant’s Exhibit 1 – Application 

2. City’s Exhibit A – Location Map 

3. City’s Exhibit B – Existing Zoning Map  

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

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

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

Gautier Planning Commission 

Regular Meeting Agenda 

April 2, 2026 

GPC #26-11-VAR 

2216 Brookside Drive 

 

 

 
VII. NEW BUSINESS  
 

2. Consider a request for a thirty-six foot (36’) variance to front yard setback 

requirements for an accessory building in a R-1 Low Density Single-Family 

Residential Zoning District. 2216 Brookside Drive, PID #85440639.000, (GPC #26-

11-VAR) 

 

 

 

 

 

 

 

  



CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  March 17, 2026  
 
Subject: Consider a request for a thirty-six foot (36’) variance to front yard setback 

requirements for an accessory building in a R-1 Low Density Single-Family 
Residential Zoning District. 2216 Brookside Drive, PID #85440639.000, 
(GPC #26-11-VAR) 

 
        

 
REQUEST: 
 
The Planning Department has received a request from Steve Jordan for a thirty-six foot 
(36’) variance to front yard setback requirements for an accessory building in a R-1 Low 
Density Single-Family Residential Zoning District at 2216 Brookside Drive, PID 
#85440639.000, (GPC #26-11-VAR. The application fee of $175 was paid on March 4, 
2026. All public notice requirements have been met.  

 
BACKGROUND:  
 
The applicant would like to put a 26’ x 24’ detached carport in front of his house. The 
carport would come thirty-six feet (36’) in front of the house. At the closest point to the 
front property line the carport would be approximately twenty-three and a half feet (23.5’). 
Per the Unified Development Ordinance (UDO), an accessory structure can only be 
located in the side or rear yard. It cannot come past the front building line of the house. 
The applicant is asking for a thirty-six foot (36’) variance to front yard setback 
requirements for an accessory structure.   
 
DISCUSSION: 
 
The applicant is asking for a thirty-six foot (36’) variance to front yard setback 
requirements for an accessory structure. The proposed detached carport is 26’ x 24’. The 
carport would come thirty-six feet (36’) in front of the house. The UDO states that an 
accessory structure can only be located in the side or rear yard. It cannot come past the 
front building line of the house. The closest point to the front property line would be 
approximately twenty-three and a half feet (23.5’).  
 
 
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 

 April 2, 2026  

GPC #26-12-SE 

CTC Rentals LLC 

2710 Old Spanish Trail 

 

 

 
VII. NEW BUSINESS  
 

3. Consider a request for a SPECIAL EXCEPTION that would allow an expansion 

to a previously approved Special Exception. The expansion would include 

offices and parking. The property is in the TCMU Town Center Mixed Use 

Zoning District. 2710 Old Spanish Trail, PID #82435240.001 & west 4.74 +/- 

acres of #82435240.040. (GPC #26-12-SE) 

 
  

 
 

 

 
  



CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Scott Ankerson, Planning Director 
 
Date:  March 19, 2026 
 
Subject: Consider a request for a Special Exception that would allow an expansion 

to a previously approved Special Exception. The expansion would include 
offices and parking. The property is in the TCMU Town Center Mixed Use 
Zoning District. 2710 Old Spanish Trail, PID #82435240.001 & west 4.74 
+/- acres of #82435240.040. (GPC #26-12-SE) 

 
           

 
REQUEST: 
 
The Planning Department has received a request from CTC Rentals LLC for a Special 
Exception that would allow an expansion to a previously approved Special Exception. 
The expansion would include offices and parking. The property is in the TCMU Town 
Center Mixed Use Zoning District at 2710 Old Spanish Trail, PID #82435240.001 & west 
4.74 +/- acres of #82435240.040. (GPC #26-12-SE). The application fee of $250 was 
paid on February 26, 2026. All public notice requirements have been met.  

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

1. Location: 2710 Old Spanish Trail, PID #82435240.001 & west 4.74 +/- 
acres of #82435240.040. (See Exhibit A) 

 
2. General features of the proposed project: 

Lot Size: approximately 12.5 acres 
 

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): TC Town Center Mixed Use 
to the north, east, and west; C-2 Community Commercial to the south; I-2 
Industrial to the southeast. 

 

 
6. Current Surrounding Existing Land Use (See Exhibit C): Vacant to the west, 

Industrial to the east and southeast, Commercial-retail to the south and 
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: The applicant’s proposed use is compatible with 
surrounding properties and would not detract from the character of the area, 
imposing a rigid interpretation of the zoning laws would create an undue hardship. 
 
Staff Finding:  Although Professional Occupation Offices are allowed by right in 
an Industrial District and Town Center, this would be an expansion of a Special 
Exception for a warehouse that was approved previously and requires Council 
approval. 
 

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:  The requested Special Exception for offices and parking 
for the previously approved warehouse business is in harmony with the intent of 
the UDO because it promotes sustainable development, economic growth, and 
compatibility with surrounding land uses. It will not be injurious to the neighborhood 
or the general welfare, implements necessary mitigation measures, and ensures 
that the project complements the broader goals for the area. Therefore, granting 
the special exception is beneficial for both the applicant and the community. 
 
Staff Finding: Unsubstantiated. 

 
3. Explain how the special circumstances requiring the proposed Special 

Exception are not results of actions of the applicant. 
 

Applicant Response: The special circumstances necessitating the Special 

Exception are not due to the actions of the applicant. They arise from the 

limitations of the existing zoning and changes in the surrounding area that were 

not anticipated when the zoning was initially set. The applicant is seeking a special 

exception in good faith, recognizing that the current zoning does not fully 

accommodate the property’s potential use in light of the broader development 

trends and conditions. Therefore, the special exception is being requested due to 

factors beyond the applicant’s control. 

 

Staff Finding: Unsubstantiated  



 
DETERMINATION OF APPLICABLE LAW: 
 

4. 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.  

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

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

6. 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. 

 
7.  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) 
 

8. 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 

 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  



 

  

Gautier Planning Commission 

Regular Meeting Agenda 

April 2, 2026 

GPC 26-13-RZ 

Air Masters Mechanical Inc. & MOWA Development 

2700 Old Spanish Trail & 2710 Old Spanish Trail  

PID #82435150.000, #82435240.001 & West 4.74 +/- acres of 

#82435240.040 

 

 

VII. NEW BUSINESS  
 

4. Consider a request for a Property Owner Initiated Rezoning of Property located 

at 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, 

#82435240.001 & West 4.74 +/- acres of #82435240.040, from TCMU Town 

Center Mixed Use to I-Industrial. (GPC #26-13-RZ) 



CITY OF GAUTIER 
STAFF REPORT 

 
 
 
To:  Chairman and Members, Planning Commission  
 
From:  Scott Ankerson, Planning Director 
 
Date: March 20, 2026 
 
Subject: Consider a request for a Property Owner Initiated Rezoning of Property 

located at 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID 
#82435150.000, #82435240.001 & West 4.74 +/- acres of #82435240.040, 
from TCMU Town Center Mixed Use to I-Industrial. (GPC #26-13-RZ) 

 
 

 

REQUEST: 
 
The Planning Department has received a request from Danny Taylor dba Air Masters 
Mechanical, Inc. and Steve Jordan dba MOWA Development for a proposed Amendment 
of the Official Zoning Map of the City of Gautier, Mississippi. The request is to rezone 
2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, #82435240.001 
& West 4.74 +/- acres of #82435240.040, from TCMU Town Center Mixed Use to I-
Industrial. (GPC Case No. 26-13-RZ). The application fee of $300 was paid on February 
26, 2026. 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: 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID #82435150.000, 

#82435240.001 & West 4.74 +/- acres of #82435240.040 (See Exhibit A) 
 
2. Existing Zoning: TCMU Town Center Mixed Use (See Exhibit B) 
 

 
 
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: 2700 Old Spanish Trail & 2710 Old Spanish Trail, PID 
#82435150.000, #82435240.001 & West 4.74 +/- acres of #82435240.040.  
 
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. There are other parcels in the immediate area that are zoned I-Industrial and have 
industrial uses established on them.   
 
 
 
        
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 the entire subject area to I 

Industrial; or 

2. Recommend that City Council deny the Rezoning. 

 
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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