
 

Gautier Planning Commission 

Regular Meeting Agenda 

June 02, 2016 

GPC #16-12-CU 

B & D PLASTICS, LLC 

5500 ALLEN ROAD CONDITIONAL USE  

 

 

VII. NEW BUSINESS  
 

A. QUASI-JUDICIAL 
 

3. B & D PLASTICS – 5500 ALLEN ROAD – REQUEST FOR A CONDITIONAL 
USE – MAJOR THAT WOULD ALLOW HEAVY MANUFACTURING IN A C-3 
HIGHWAY COMMERCIAL ZONING DISTRICT. (GPC CASE #16-12-CU) 

 

  
  

 
 

 

 



QUASI-JUDICIAL PROCEDURES 

1. Announcement of Matter. Read the matter title to be considered. 

2. Swear the Witnesses. All witnesses, parties, citizen participants and City Staff 
who plan to speak at the hearing shall collectively be sworn at the beginning of the 
hearing by the City Attorney  

3. Ex Parte Disclosure. All members must disclose on the record any ex parte 
communications, to include any physical inspections of the subject property. The 
disclosure should include with whom any communication has taken place, a summary of 
the substance of the communication, and the date of the site visit, if any. If anyone has 
received written communications, the writing must be presented, read into record or a 
copy provided to all participants, and made a part of the official record.  
 
4. Applicant Presentation.  
 
5. Questions directed to Applicant. The applicant should answer any questions by 
the public, the Planning Commission, or others.  
 
6. Staff Presentation. This includes presentation of the staff report into the official 
record. 
 
7. Objections from Applicant. Confirm whether there are objections from the 
applicant regarding the staff report or development order.  
 
8. Questions directed to Staff. The staff answers any questions by the public, the 
Planning Commission, or others. 
 
9. Public Comments. Members of the public should be allowed to make comments 
regarding the application. 
 
10. Applicant rebuttal/final comments 
 
11. Staff rebuttal/final comments 
 
12. Call for final questions. 
 
13. Close public portion of the hearing. 
 
14. Motion & Deliberation. Planning Commission makes a motion, and debates and 
deliberates regarding the application and development order. 
 
15. Vote.  
 
16. Close the quasi-judicial proceeding. 



CITY OF GAUTIER 
STAFF REPORT 

 
To:  Chairman and Members, Planning Commission 
 
From:  Chandra Nicholson, Director of Economic Development & Planning 
 
Date:  May 25, 2016  
 
Subject: Conditional Use-Major Permit for B&D Plastics, LLC at 5500 Allen Road (GPC 

Case No. 16-12-CU) 
           
 
REQUEST: 
 
The Economic Development and Planning Department has received a request from Tom Reeves, 
manager of B&D Plastics, LLC, for a Conditional Use-Major Permit that would allow a Heavy 
Manufacturing use in a C-3 Highway Commercial zoning district at 5500 Allen Road, PID # 
85298033.000 / 85298032.025 / 85298009.000 / 85298009.050 / 85298008.000.  The application 
fee of $250 was paid on April 19, 2016. All public notice requirements have been met.  
 

 
BACKGROUND:  
 
B&D, Plastics, LLC is an existing manufacturing plant located at the end of Allen Road.  The 
business is located in the area, annexed by the City in 2002.  When the area was annexed, the 
business was considered Legal Non-Conforming due to the Agricultural Zoning at the time.  The 
business was relatively small until it was acquired by Augusta Fiberglass of South Carolina in 
2009 (See Exhibit I).  After being acquired in 2009, the plant worked with the City to obtain a 
zoning change.  Industrial Zoning was pursued at first, but due to opposition, C-3 Highway 
Commercial Zoning was obtained.  Based on the information provided by the company that the 
proposed buildings would be used for storage and assembly, the city established the use at that 
time as “Light Manufacturing” which was a “Permitted” use within C-3 Zoning District.  Since 
obtaining the zoning change, B&D Plastics, Inc. has had several expansions (See Exhibit F).   
 
For reference, the definitions of the manufacturing uses from Article II of the Unified 
Development Ordinance are provided below: 
 

MANUFACTURING, HEAVY:  (Heavy Industry) A use engaged in the basic processing and 
manufacturing of materials or products predominately from extracted or raw materials or a use engaged in 
storage of raw materials used in manufacturing. The following uses are considered Heavy Manufacturing or 
Industrial uses:  
 
A. Manufacture of chemicals such as alcohol, ammonia, bleaching powder or chlorine 
 
B. Manufacture of concrete or cement products, brick, tile, or terra cotta 
 



 

C. Asphalt manufacture of refining; and/or 
 
D. Any other industrial or manufacturing facility which has the potential of negatively impacting 

surrounding uses as determined by the City Council.  
 
MANUFACTURING, LIGHT:  (Light Industry) The manufacture or assembly predominantly from 
previously prepared materials, of finished products or parts, including processing, fabrication, assembly, 
treatment and packaging of such products, and incidental storage, sales, and distribution of such products, 
but excluding basic industrial processing and custom manufacturing. Light industrial or manufacturing uses 
should be capable of operating in such a manner as to control the external effects of the manufacturing 
process.  

 
Since being acquired by Augusta Fiberglass in 2009, B&D Plastics, LLC has increased the size 
of their goods and has changed their impact to the surrounding area due to their off-site 
transportation methods and the odor that leaves the site.  (See Exhibits E and G) 
 
In addition, the company has now started work on preparing for their proposed building and has 
removed the wooded buffer that screened the facility from the surrounding residential neighbors.  
The industrial visual aesthetic of the facility has an impact on the character of the neighborhood.  
(See Exhibit E)  
 
According to the Unified Development Ordinance, “Light industrial or manufacturing uses 
should be capable of operating in such a manner as to control the external effects of the 
manufacturing process.” 
 
Since the external effects are not being control and the plant is manufacturing products in 
accordance with the definition of “Heavy Manufacturing”, the City has determined that the 
current use of the property is a “Heavy Manufacturing” and requires a Conditional Use Permit. 
 
The request property is zoned C-3 Highway Commercial.   
 

1. Location: 5500 Allen Road (See Exhibit  A) 
Principal Arterial: Highway 57 

 
2. General features of the proposed project: 

Total Building Area: 10,500 Proposed Building/Total on Site - Unknown  
Site Size: Approx. 15 Acres 
Year Building Constructed: Unknown 

 
3. Potable Water and Wastewater Services: Existing from City 

 
4. Current Zoning (See Exhibit B): C-3 Highway Commercial 

 
5. Current Surrounding Zoning (See Exhibit B): Agricultural to the North and West; 

C-3 Highway Commercial to the South; and no zoning district to the East 
(Sandhill Crane Refuge). 

 



 

6. Current Surrounding Existing Land Use (See Exhibit C): Very Low to Low 
Density Residential to the North and West; Very Low to Low Density 
Residential/Vacant to the South; and Sandhill Crane Refuge to the East. 
  

7. Comprehensive Plan Future Land Use Designation (See Exhibit D): Low Density 
Residential 

 
 
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: Yes. 
 
Staff Finding: Yes. A Manufacturing, Heavy is listed as a Conditional Use-Major in a C-
3 zoning 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:  

a. One building has been added to the site with the intensity of the structure being 
the same as the buildings permitted by the City of Gautier in 2010 and 2012. 

b. See architectural sheet A104 attached. 
c. No different use of this project or property has changed. 

Staff Finding: The proposed use is not compatible with the character of the development 
in the vicinity.  The neighboring properties are residential homes.  The current intensity 
is an industrial use.  Workers park on the grass in front of the plant, within the site, and 
on the residential street in front of the plant.  (See Exhibit E) 
 
The export of goods from this facility does not fit the character of the surrounding 
development.  The export of large tanks and pipes form the site, requires large wide load 
trucks/trailers.  Some trailers are over 100’ in length.  Many escort vehicles are needed 
for the larger loads requiring the entire road to be blocked.  (See Exhibit G) 
 
This area currently only has one way in and one way out.  Future plans only show one 
connection for this entire area to Highway 57/Robinson Still Road. 
    



 

3. Will your project negatively affect neighboring property values or pose a real or 
perceived threat to citizens?  Explain. 
 
Applicant Response: NO.  B&D Plastics has been manufacturing on this site since the 
1970’s and has not nor will negatively affect neighboring property values nor will the 
facility pose a threat to citizens. 
  
Staff Finding: There may be a real or perceived threat to citizens regarding property 
values due to the removal of the buffer, employees parking off-site, off-site signage 
placed for directional purposes, and the odor in the area.  The City receives complaints 
about this facility from the citizens in the area. 
 

4. Will your project adversely affect vehicular or pedestrian traffic in the vicinity?  Explain. 
 
Applicant Response: NO.  The vehicular traffic will not change nor will it impact 
pedestrian traffic. 
  
Staff Finding:  The off-site transportation of goods from this facility blocks the road 
completely and requires a number of escort vehicles, so the vehicular and pedestrian 
traffic in the vicinity is adversely affected.  (See Exhibit G) 
 

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: YES. 

 
Staff Finding: The proposed use can be accommodated by existing public services and 
facilities.  The business currently has a public fire hydrant fenced inside of their property 
along with a portion of a City street.  The City street and fire hydrant need to be 
available for public use or request a Right-of-Way Vacation. 
  

6. Is the proposed use in harmony with the Comprehensive Plan?  Explain how. 
 
Applicant: YES.   
 
Staff Response: No, the Comprehensive Plan depicts this area as Low Density Residential 
(See Exhibit D). 
 



 

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: NO.   
 
Staff Finding: There may be a real or perceived hazardous, detrimental, or disturbing 
affect to present surrounding land uses due to noises, dust, odor, fumes, water pollution, 
or other nuisances.  There currently is no detention on site, the stormwater runoff goes 
straight into the off-site ditches without any filtration.  There is a noticeable 
fiberglass/chemical odor surrounding the property.  The business is an industrial use in a 
residential area. 
  

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: YES.   
 
Staff Finding: No.  The development does not conform to many of the City’s/District 
Requirements.  Below are a few of the non-conformities: 
 

a. The business does not have a Privilege License. 
b. Parking and Driveways are not paved in accordance with the UDO (Article VII, 

UDO) 
c. Outdoor Storage for non-retail related goods is not permitted in a C-3 District 

(Article V Use Chart, UDO) 
d. The business has placed off-site signage at Allen Road/Highway 57 which is not 

allowed (Article XII, UDO) 
e. Two buildings exceed the height allowed in the C-3 District (Article V, UDO) 
f. The property is not landscaped in accordance with the UDO (Article XI, UDO) 
g. Work has started on the property without obtaining the proper permits. (Article 

IV, UDO) 
h. The property contains many trailers, conex boxes, and accessory structures that 

are not allowed or have never been permitted (See Exhibit E). 
i. The business has a portion of a City street and a public fire hydrant fenced in. 
j. Numerous fire/life safety code violations (See Exhibit J). 

 
 
 
 



 

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 Economic Development Director agreeing 
to the current terms and conditions before a business license may be issued. 

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

 
RECOMMENDATION: 
  
Staff finds that the proposed use is not compatible and harmonious with the surrounding C-3 
Highway Commercial and Agricultural Zoning Districts.  The following recommended 
Conditions may make the proposed use closer to being compatible and harmonious with the 
surrounding area: 
 

1. The proposed building shall be oriented to face the large bay doors to the north and 
south. 
 

2. The north, south, and west façade of the proposed building shall have a brick façade 
with no exposed metal siding. 
 

3. No City street shall be blocked between the hours of 7 a.m. and 7 p.m. seven days a 
week. 
 

4. In areas where residential homes are located, loads requiring escort vehicles and/or 
heavy equipment to assist with the transport shall be limited to 7 p.m. to 9 p.m. seven 
days a week. 
 

5. B&D Plastics, LLC shall send a notice of Road Closure to the Public Works 
Department and Police Department a minimum of 72 hours in advance of any road 
closure so the closure can be properly advertised. 
 

6. All areas on site, outside of the buildings, shall be either paved with a hard surface, 
grassed, or landscaped. 
 

7. The entire site shall be landscaped in accordance with the Unified Development 
Ordinance.  



 

8. All unpermitted accessory structures shall be removed or properly permitted. 
 

9. All temporary storage units such as conex boxes, mobile home style trailers, and 
semi-truck style trailers, etc. shall be removed from the site, unless specifically 
allowed for per the Unified Development Ordinance. 
 

10. Outdoor storage shall be removed.  Outdoor storage is only allowed for retail goods 
in a C-3 Highway Commercial district. 
 

11. A Privilege License shall be obtained and maintained. 
 

12. All comments in the City’s comments list dated January 8, 2016 and January 14, 2016 
shall be addressed prior to obtaining a permit. (See Exhibit J) 
 

13. All heavy equipment such as cranes, fork lifts, generators, bulldozers, track hoes, man 
lifts, etc. shall remain inside of buildings or be screened from view in accordance 
with Section 16.6 E, Care of Property and Premises of the Unified Development 
Ordinance. 
 

14. All off-site signage shall be removed and no additional off-site signage shall be 
installed unless the Unified Development Ordinance allows the off-site signage 
application and the signage is properly permitted. 
 

15. A 30’ buffer shall be installed on the north, south, and west sides of the property in 
accordance with Section 11.6, Transitional Landscape Buffer Yards, of the Unified 
Development Ordinance.  The landscaping shall be installed on the outside of the 
fence. 

 
16. The business shall meet all minimum requirements/regulations of the Mississippi 

Department of Environmental Quality (MDEQ) regarding air quality and stormwater 
run-off quality. 

 
17. Noise levels shall meet the City’s noise ordinance. (See Exhibit J.) 
 
18. The location shall meet all parking requirements as set forth in Article VII of the 

Unified Development Ordinance. 
 
CONCLUSION: 
  
The Planning Commission may:  

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

listed; or 

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. Draft Conditional Use-Major Permit 

2. Applicant’s Exhibit 1 – Application 

3. Applicant’s Exhibit 2 – Proposed Drawings 

4. City’s Exhibit A – Location Map 

5. City’s Exhibit B – Existing Zoning Map  

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

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

8. City’s Exhibit E – Site Photos 

9. City’s Exhibit F – Google Earth Images 1992 – 2015 

10. City’s Exhibit G – MS Press Article on Company with Pictures of Transportation of 
Load 

11. City’s Exhibit H - B&D Plastics, LLC State Registration  

12. City’s Exhibit I – Parent Company Information about Acquisition of B&D Plastics, 
LLC 

13. City’s Exhibit J – City Staff’s Comments 1/8/16 & 1/14/16 

14. City’s Exhibit K – Section 15-5 City of Gautier’s Code of Ordinances (Noise Ord.) 



CITY OF GAUTIER 
CONDITIONAL USE-MAJOR PERMIT 
GPC CASE NO. 16-12-CU 
 
B&D Plastics, LLC 
 
REGARDING PARCEL ID NO: 85298033.000 / 85298032.025 / 85298009.000 / 
85298009.050 / 85298008.000 
       
The City of Gautier City Council, at its regular meeting held on June 21, 2016, 
considered the application for a Conditional Use-Major Permit for a heavy 
manufacturing use as submitted by Tom Reeves, representative for B&D Plastics, LLC. 
The parcels subject to this Permit are located at 5500 Allen Road, Gautier, Mississippi. 
After due public notice, the City Council, having considered the favorable 
recommendation by the Planning Commission, application, testimony and exhibits 
presented by the applicant, the report of the City Staff and all other relevant testimony, 
exhibits and other evidence, pursuant to applicable provisions of the City’s Unified 
Development Ordinance, hereby approves the Conditional Use-Major Permit as follows: 
 
1. This proposed Conditional Use-Major is consistent with the goals, objectives and 
policies of the City’s Comprehensive Plan.  
 
2. This proposed Conditional Use-Major is consistent with the character of the 
immediate vicinity of the proposed use.  
 
3. The proposed use, classified as Manufacturing, Heavy, is permitted as a 
Conditional Use-Major in the C-3 District.  
 
4. Therefore, the City Council accepts the recommendation of the Planning 
Commission and approves the application submitted on April 19, 2016 for a Conditional 
Use-Major Permit.  
 
5. The following additional conditions will ensure that the operation of the proposed 
conditional use will minimize any detrimental effects on neighboring properties and shall 
apply to the project: 
 

a. The proposed building shall be oriented to face the large bay doors to the 
north and south. 
 

b. The north, south, and west façade of the proposed building shall have a brick 
façade with no exposed metal siding. 
 

c. No City street shall be blocked between the hours of 7 a.m. and 7 p.m. seven 
days a week. 
 

1 
 



      

d. In areas where residential homes are located, loads requiring escort vehicles 
and/or heavy equipment to assist with the transport shall be limited to 7 p.m. 
to 9 p.m. seven days a week. 
 

e. B&D Plastics, LLC shall send a notice of Road Closure to the Public Works 
Department and Police Department a minimum of 72 hours in advance of any 
road closure so the closure can be properly advertised. 
 

f. All areas on site, outside of the buildings, shall be either paved with a hard 
surface, grassed, or landscaped. 
 

g. The entire site shall be landscaped in accordance with the Unified 
Development Ordinance.  

h. All unpermitted accessory structures shall be removed or properly permitted. 
 

i. All temporary storage units such as conex boxes, mobile home style trailers, 
and semi-truck style trailers, etc. shall be removed from the site, unless 
specifically allowed for per the Unified Development Ordinance. 
 

j. Outdoor storage shall be removed.  Outdoor storage is only allowed for retail 
goods in a C-3 Highway Commercial district. 
 

k. A Privilege License shall be obtained and maintained. 
 

l. All comments in the City’s comments list dated January 8, 2016 and January 
14, 2016 shall be addressed prior to obtaining a permit. (See Exhibit J) 
 

m. All heavy equipment such as cranes, fork lifts, generators, bulldozers, track 
hoes, man lifts, etc. shall remain inside of buildings or be screened from view 
in accordance with Section 16.6 E, Care of Property and Premises of the 
Unified Development Ordinance. 
 

n. All off-site signage shall be removed and no additional off-site signage shall 
be installed unless the Unified Development Ordinance allows the off-site 
signage application and the signage is properly permitted. 
 

o. A 30’ buffer shall be installed on the north, south, and west sides of the 
property in accordance with Section 11.6, Transitional Landscape Buffer 
Yards, of the Unified Development Ordinance.  The landscaping shall be 
installed on the outside of the fence. 

 
p. The business shall meet all minimum requirements/regulations of the 

Mississippi Department of Environmental Quality (MDEQ) regarding air 
quality and stormwater run-off quality. 

 
q. Noise levels shall meet the City’s noise ordinance. (See Exhibit J.) 



      

 
r. The location shall meet all parking requirements as set forth in Article VII of 

the Unified Development Ordinance. 
 
6. The City Clerk shall have this permit recorded in the public records of Jackson 
County and provide the applicant a copy of the permit with the recording information 
affixed.  
 
7. The Gautier Planning Commission recommended approval of this Conditional 
Use-Major Permit on June 2, 2016. 
 
8.      The City Council adopted this Conditional Use-Major Permit on a recorded vote of 
_____ ayes to _____ nays to approve the application of B&D Plastics, LLC, located at 
5500 Allen Road, in Gautier, Mississippi, and identified as Jackson County Parcel No. 
85298033.000 / 85298032.025 / 85298009.000 / 85298009.050 / 85298008.000.  
 
 
July 21, 2016   _________________________________ 
Date of Issuance    Gordon Gollott, Mayor 
      City of Gautier, Mississippi 
Attest:      3330 Highway 90 
      Gautier, MS  39553 
 
_______________________________  
Cindy Russell 
City Clerk          
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Existing Land Use Map
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Future Land Use Map
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