City of Hernando, Mississippi
Office of Planning

PLANNING COMMISSION
December 10, 2024, MINUTES

The Planning Commission met in a regular session on December 10, 2024, at 6:00 p.m. at
City Hall Board Room, 475 W Commerce Street. The following Commissioners were present:
Commissioner Ashworth, Commissioner Max, Commissioner Jordan, Commissioner
Hawkins, and Commissioner Skeen. The following staff members were also present Kristen
Duggan, Josie Gilder, and Austin Cardosi.

Commissioner Hawkins called the meeting to order at 6:02 p.m. and Commissioner
Ashworth gave the invocation followed by roll being called.

Commissioner Hawkins asked if everyone had reviewed the November 12, 2024, minutes.
Commissioner Max made a motion to approve the minutes as written. Commissioner Jordan
seconded the motion. The motion passed unanimously.

Chairman Hawkins announced the following items:

PL-1856 - Highway 51 Mini Storage Variance — Request for a variance for a gravel
parking. The subject property is located on the east side of Highway 51, north of Memphis
Street in Section 21, Township 3, Range 8 and is zoned C2. — Morgan Falls, representing
Highway 51 Mini-Storage, LLC.

Mr. Cardosi presented the application. The commission had no questions for Mr. Cardosi.

Mr. Morgan Falls and Rachel Parham were present to represent the application. They
explained that they are planning for office warehouse use.

Commissioner Max said he is concerned that this would create more traffic and noise. Ms.
Parham explained that the office use would only be in the paved area. She went on to explain
that the gravel would only be for temporary use. There are future plans to pave the entire
lot.



Commissioner Max said that there are several examples of other storage facilities that have
been constructed without gravel use. We have granted variances for curb and gutter but not
gravel.

Ms. Parham stated that this is a plan to keep things cost effective for clients. There is a phased
plan that will grow with the community. As this request is only for temporary use. The plan
for the future development will include paving and curb and gutter.

Commissioner Skeen stated that no criteria has been met for the variance. Financial reasons
cannot be taken into consideration when hearing a variance request.

Ms. Parham stated that if this variance is not granted it could keep the project from moving
forward. She does not feel that the gravel is harmful to anyone.

Commissioner Hawkins asked if there was anyone present to speak for or against the
application.

Mr. Jason Canada came forward and asked if the criteria could be read. Mr. Cardosi read the
variance criteria. Mr. Canada then asked what the appeal process consists of. Commissioner
Hawkins explained that process.

Commissioner Max made a motion to DENY a Variance requested by Jason Canada,
representing Highway 51 Mini-Storage LLC to allow a grave parking lot, as shown in the
attached exhibits, on property located on the east side of U.S. Highway 51, north of the Illinois
Central Railroad overpass, and south of North Parkway, in Section 12, Township 3 South,
Range 8 West. based upon the following findings:

A. That the special conditions and circumstances that exist are NOT peculiar to the
land, structures, or buildings involved, and are generally applicable to other
lands, structures, or buildings in the same district.

B. That the literal enforcement of the provisions of these standards would NOT
deprive the applicant of rights commonly enjoyed by other properties within the
same district under the terms of this Ordinance would confer a special privilege
on the applicant.

C. That the special conditions and circumstances DO result from the actions of the
applicant and are not based upon economic considerations.
D. That granting the variance requested WOULD confer on the applicant any

special privilege that is otherwise denied by this Ordinance to other lands,
structures, or buildings in the same district.
Commissioner Skeen seconded the motion. The motion failed with the following vote:
Commissioner Jordan “Nay,” Commissioner Max “Yay,” Commissioner Ashworth “Nay,”
Commissioner Skeen “Yay” and Commissioners Hawkins “Nay.”

Commissioner Jordan made a motion to APPROVE a Variance requested by Jason Canada,
representing Highway 51 Mini-Storage LLC to allow a grave parking lot, as shown in the
attached exhibits, on property located on the east side of U.S. Highway 51, north of the Illinois
Central Railroad overpass, and south of North Parkway, in Section 12, Township 3 South,



Range 8 West. based upon the following findings and if any structure is placed in the variance
area, then the gravel will be reconsidered by the board:

1) That the special conditions and circumstances that exist are peculiar to the land,
structures, or buildings involved, and are not generally applicable to other lands,
structures, or buildings in the same district.

2 That the literal enforcement of the provisions of these standards would deprive
the applicant of rights commonly enjoyed by other properties within the same
district under the terms of this Ordinance

3) That the special conditions and circumstances do not result from the actions of
the applicant and are not based upon economic considerations.

4) That granting the variance requested would not confer on the applicant any
special privilege that is otherwise denied by this Ordinance to other lands,
structures, or buildings in the same district.

Commissioner Ashworth seconded the motion. The motion passed with the following vote:
Commissioner Jordan “Yay,” Commissioner Max “Nay,” Commissioner Ashworth “Yay,”
Commissioner Skeen “Nay” and Commissioners Hawkins “Yay.”

Chairman Hawkins announced the following items:

PL-1857 - Highway 51 Mini Storage Variance - Request for a variance for a metal
facade. The subject property is located on the east side of Highway 51, north of
Memphis Street in Section 21, Township 3, Range 8 and is zoned C2. - Morgan Falls,
representing Highway 51 Mini-Storage, LLC.

Mr. Cardosi presented the application to the commission.
Mr. Morgan Falls and Rachel Parham were present to represent the application.

Ms. Parham explained that the site is not visible from the road or residential zone through
the elevation and vegetation. The metal facade would only be visible to occupants of the
storage facility. This is an economically feasible material. She added that any future
buildings will have the same frontage.

Commissioner Jordan stated that Building B has no brick. Ms. Parham stated that this
building is not visible from the residential district and will have heavy landscaping. This
will only be visible from the key coded gate.

Commissioner Jordan asked about the landscaping. Ms. Parham stated that the east side of
the building does not have heavy vegetation so trees and bufferyards will be planted on all
sides along with natural vegetation. Commissioner Skeen asked what the bufferyard
requirement is. Mr. Cardosi stated that there is a 30-foot bufferyard requirement.

Commissioner Jordan said he is concerned with seeing the metal on the north corner from
Highway 51. Ms. Parham stated that it would not be visible.



Commissioner Hawkins asked if there was anyone present to speak for or against the
application.

Mr. Jason Canada came forward and stated that this is a major investment and asset for the
area.

Commissioner Jordan made a motion to APPROVE a Design Standards Variance requested
by Jason Canada, representing Highway 51 Mini-Storage LLC to allow for a metal facade, as
reflected upon the documents in the application, on property located on the east side of U.S.
Highway 51, north of the Illinois Central Railroad overpass, and south of North Parkway, in
Section 12, Township 3 South, Range 8 West. based upon the following findings:

(1) That the special conditions and circumstances that exist are peculiar to the
land, structures, or buildings involved, and are not generally applicable to
other lands, structures, or buildings in the same district.

(2) That the literal enforcement of the provisions of these standards would deprive
the applicant of rights commonly enjoyed by other properties within the same
district under the terms of this Ordinance

(3) That the special conditions and circumstances do not result from the actions of
the applicant and are not based upon economic considerations.

(4) That granting the variance requested would not confer on the applicant any
special privilege that is otherwise denied by this Ordinance to other lands,
structures, or buildings in the same district.

Commissioner Ashworth seconded the motion. The motion passed with the following vote:
Commissioner Jordan “Yay,” Commissioner Max “Nay,” Commissioner Ashworth “Yay,” and
Commissioner Skeen “Yay”

Chairman Hawkins announced the following items:

PL-1850 - Anderson C4 - Request for a rezoning of 4.51 acres from A to C4. The
subject property is located on the northwest corner of Getwell Road and the 1-269
Interchange, in Section 23, Township 2 South, Range 7 West. Civil Link Engineering,
representing the owner.

Mr. Cardosi presented the application to the commission.

Mr. Jody Neyman came forward to represent the application. He stated that the proposed
design is similar to what you see in Madison and Ridgeland, MS with 80% brick. This design
would set a precedent for the future construction.

He went on to explain that although this station will have diesel pumps, it will not be a
truck stop. There will be no overnight parking or showers.

The current zoning is no longer adequate based on the changes to the area. The 1-269
interchange makes this a great location. There are no spots in Hernando to fuel up RV’s,
boats, tractors, etc. The closest fueling center is in Olive Branch or Holly Springs.



Mr. Nick Kruenen then came forward as the engineer representing the project. He stated
that the water would be well with a tank for fire protection and the sewer would be on site,
both temporarily. All services would be connected, at the cost of the owner, once they are
available in the area.

The site has been designed to not allow for 18-wheeler parking. This is a stop and go
fueling center only.

Commissioner Hawkins asked if there was anyone present to speak for or against the
application.

Mr. Ken Barmer came forward. He lives directly across the street. He feels this C-4 zoning
request would bring heavy traffic and a large convenience store would be a big change to
the area.

Mr. Mike Wiseman said that he is concerned with the entrance being too close to the [-269
exit ramp. He stated that an entrance must be at least 1300 feet from an interstate exit and
if they meet this 1300-foot requirement then it will be right next to his driveway. MDOT
needs to be involved in this discussion. He also added that the added traffic will cause a
dangerous situation. He went on to say he feels that the water, sewer, and roads need to be
improved before any development takes place. Environmental impact and noise are also
concerns.

Mr. Lee Anderson came forward and said that convenience stores are located at
interchanges all over and this is a part of growth.

Mr. Bartlett Grey stated that the traffic on Commerce Street is increasing daily and there
are plans to move traffic away from Commerce. This is the first step to do that.

Mr. Jon Stevenson stated that I-269 and Getwell is a perfect place for a gas station. The only
problem is that Getwell Road is not ready for a site planned for 200 trucks daily. He added
that if the diesel pumps are removed this could be a feasible project for this location.

Commissioner Jordan made a motion to recommend APPROVAL of a rezoning request by
Jody Netman, on behalf of Arthur W. Anderson, Jr., owner of the property, of 4.51 acres
identified as Parcel Number 207833000 0000201, located just west of Getwell Road North,
east of McIngvale Road and north of Interstate 269, situated in Section 33, Township 2 South,
Range 7 West from current zoning “A” Agricultural District to “C-4” Planned Commercial,
based upon the following findings:

1. How the proposed amendment would conform to the General Development Plan.
2. Why the existing zoning district classification of the property in question is

inappropriate or improper.



3. That major economic, physical, or social changes, if any, have occurred in the vicinity
of the property in question that were not anticipated by the General Development
Plan and have substantially altered the basic character of the area, which make the
proposed amendment to the Zoning District Map appropriate.

There was no second.

Commissioner Skeen made a motion to table the application to allow the applicant time for
consideration of the removal of the diesel pumps.

Mr. Kruenen stated that his client does not want to remove the diesel pumps, and he would
prefer that the Planning Commission recommend denial of the application so that they do
not waste the commissions time.

Commissioner Skeen made a motion to withdraw the motion to table. Commissioner Jordan
seconded the motion. The motion to withdraw passed with a unanimous vote.

Commissioner Max made a motion to recommend DENIAL of a rezoning request by Jody
Netman, on behalf of Arthur W. Anderson, Jr., owner of the property, of 4.51 acres identified
as Parcel Number 207833000 0000201, located just west of Getwell Road North , east of
MclIngvale Road and north of Interstate 269, situated in Section 33, Township 2 South, Range
7 West from current zoning “A” Agricultural District to “C-4” Planned Commercial, based
upon the following findings:

1. How the proposed amendment would conform to the General Development Plan.
2. Why the existing zoning district classification of the property in question is

inappropriate or improper.

3. That major economic, physical, or social changes, if any, have occurred in the vicinity
of the property in question that were not anticipated by the General Development
Plan and have substantially altered the basic character of the area, which makes the
proposed amendment to the Zoning District Map appropriate.

Commissioner Skeen seconded the motion. The motion passed with the following vote:
Commissioner Jordan “Nay,” Commissioner Max “Yay,” Commissioner Ashworth “Yay,” and
Commissioner Skeen “Yay.”

Commissioner Skeen recused himself and left the boardroom.

Chairman Hawkins announced the following items:

PL-1861 - Tulane and 1-269 C2 - Request for a rezoning of 18.75 acres from A to C2.
The subject property is located on the southwest corner of Tulane Road and the 1-269



Interchange, in Section 33, Township 2 South, Range 8 West Ben Johnson, representing
the owner.

Mr. Cardosi presented the application to the commission.

Mr. Ben Johnosn was present to represent the application. He explained that this site is
planned for a John Deere dealership. The purchase of the land is contingent on the C-2
zoning. He also added that Commercial Retail is within the Future Land Use Plan for the
City of Hernando.

Commissioner Jordan asked what other uses are allowed within a C-2 zoning district. Mr.
Cardosi stated that retail type uses are the main permitted use. He then added that any gas
pumps would be a conditional use only.

Commissioner Hawkins asked if there was anyone present to speak for or against the
application. There was no one.

Commissioner Max made a motion to recommend APPROVAL to the Board of Aldermen
requested by Ben Johnson, of the rezoning of an 18.75-acre parcel of land from its current
zoning in the “A,” Agricultural District to the “C-2,” Highway Commercial District. The subject
property (Parcel No. 208833000 0000101) is located on the southwest corner of Tulane
Road and the [-269 Interchange, in Section 33, Township 2 South, Range 8, based upon the
following findings:

1. How the proposed amendment would conform to the General Development Plan.

2. Why the existing zoning district classification of the property in question is inappropriate
or improper.

3. That major economic, physical, or social changes, if any, have occurred in the vicinity of
the property in question that were not anticipated by the General Development Plan and
have substantially altered the basic character of the area, which makes the proposed
amendment to the Zoning District Map appropriate.

Commissioner Jordan seconded the motion. The motion passed with a unanimous vote.
Commissioner Skeen returned to the boardroom.

Chairman Hawkins announced the following items:

PL-1861 - Tulane and 1-269 C2 - Request for a rezoning of 18.75 acres from A to C2.
The subject property is located on the southwest corner of Tulane Road and the 1-269
Interchange, in Section 33, Township 2 South, Range 8 West Ben Johnson, representing
the owner.



Mr. Cardosi presented the application to the commission.

Mr. Ben Johnosn was present to represent the application. He explained that this site is
planned for a John Deere dealership. The purchase of the land is contingent on the C-2
zoning. He also added that Commercial Retail is within the Future Land Use Plan for the
City of Hernando.

Commissioner Jordan asked what other uses are allowed within a C-2 zoning district. Mr.
Cardosi stated that retail type uses are the main permitted use. He then added that any gas
pumps would be a conditional use only.

Commissioner Hawkins asked if there was anyone present to speak for or against the
application. There was no one.

Commissioner Max made a motion to recommend APPROVAL to the Board of Aldermen
requested by Ben Johnson, of the rezoning of an 18.75-acre parcel of land from its current
zoning in the “A,” Agricultural District to the “C-2,” Highway Commercial District. The subject
property (Parcel No. 208833000 0000101) is located on the southwest corner of Tulane
Road and the [-269 Interchange, in Section 33, Township 2 South, Range 8, based upon the
following findings:

1. How the proposed amendment would conform to the General Development Plan.

2. Why the existing zoning district classification of the property in question is inappropriate
or improper.

3. That major economic, physical, or social changes, if any, have occurred in the vicinity of
the property in question that were not anticipated by the General Development Plan and
have substantially altered the basic character of the area, which makes the proposed
amendment to the Zoning District Map appropriate.

Commissioner Jordan seconded the motion. The motion passed with a unanimous vote,
including Chairman Hawkins to complete the quorum.

Chairman Hawkins announced the following items:

PL-1862 - Delta Landing Phase 2 Residential — Request for final plat approval for Delta
Landing Phase 2 Subdivision. 16 lots on 3.37 acres. The subject property is located on the
west side of MclIngvale Road, south of Pleasant Hill, in Section 31, Township 2 South,
Range 7. Nick Kruenen, representing the owner of the property.

Mr. Cardosi presented the application to the commission. The commission had no questions
for Mr. Cardosi.



Mr. Nick Kruenen came forward to represent. The commission had no questions for Mr.
Kruenen.

Commissioner Hawkins asked if there was anyone present to speak for or against the
application. There was no one.

Commissioner Jordan made a motion to recommend APPROVAL for the Final Plat approval
for Delta Landing Phase 1 Subdivision consisting of 16 single family residential lots and 2
common open spaces of 3.37 acres, west of McIngvale Rd, and south of Pleasant Hill, in
Section 31, Township 2 South, Range 7 based upon a finding that the submitted final plat
generally conforms to the requirements of the City’s codes and ordinances, subject to the
following conditions:

1.

2.

Improvements are to be the responsibility of the developer and not the responsibility
of the City of Hernando.

All landscaping in all common open space areas, natural areas, buffer areas,
streetscape areas, medians, islands, and the entrance signage areas and such other
associated improvements shall be installed/constructed prior to the issuance of any
building permit within that respective phase of the development. Street trees may be
bonded insuring their installation prior to the final inspection and occupancy of the
residence upon each lot.

Following Plat Approval, the Developer shall submit two (2) complete sets of
construction plans for review and approval to the Office of Planning. Grading,
drainage, and engineering construction plans to be approved by the City Engineer and
Public Works Director.

The developer shall install drainage pipe, erosion control material, sewer mains and
service, water mains, fire hydrants, and service, gas mains and service, curb and
gutter for all streets, and gravel or soil cement base for the streets and one (1) layer
of blacktop, 1%2" thick, before the plat of the subdivision is recorded. A performance
guarantee must be filed for the remainder of the improvements in an amount set by
the City Engineer. This includes another 1%2" of blacktop making a total of three
inches (3") of blacktop surface and sidewalks. Prior to recording the final plat, all
public improvements shall be installed, completed, and accepted by the City of
Hernando.

Prior to the beginning of utility and improvement construction, the Developer shall
enter into a Development Contract with the City of Hernando for the installation of all
required Public Improvements. This is in accordance with Article VI Required
Minimum Improvements, §B. Procedures for Posting or Release of Bonds of the City
of Hernando’s Land Subdivision Ordinance.

Sidewalks shall be installed on both sides of all streets.

Streetlights shall be installed at the developer’s expense. Streetlight plans shall be
submitted to the Office of Planning for City Engineer and Planning Director approval.
All utilities and services (electric, telephone, cable, etc.) are to be installed
underground. The water service lines shall be installed with tracing wire at the top.



9. Prior to recording the final plat, the Developer shall submit for approval a schedule
of Lot Numbers and associated street addresses to the Office of Planning. Corner lots
shall include potential addresses for both streets.

10. Prior to submitting the plat for recording, the applicant shall coordinate with the Post
Office the centralized delivery location of the mailboxes.

Commissioner Skeen seconded the motion. The motion passed with a unanimous vote.

Chairman Hawkins announced the following items:

PL-1863 - First Revision to Lot 1 of Anderson Minor Subdivision — Request for final
plat approval for First Revision of Anderson Minor Subdivision, 2 Lots, 6.59 Total Acres.
Robbie jones, representing the owner of the property.

Mr. Cardosi presented the application to the commission. The commission had no questions
for Mr. Cardosi.

Mr. Mark Kendrick came forward to represent. He explained that this is family land and they
are splitting it into two lots to build.

Commissioner Hawkins asked if there was anyone present to speak for or against the
application. There was no one.

Commissioner Max made a motion to recommend APPROVAL for the First Revision of
Anderson Minor Subdivision, located on the south side of Pleasant Hill Road, west of Getwell
Road, based upon a finding that the submitted plat generally conforms to the requirements
of the City’s codes and ordinances, subject to the following standard conditions:

1. Improvements are to be the responsibility of the developer and not the responsibility of
the City of Hernando.

2. Any private improvements proposed shall meet City standards and specifications.

3. Prior to the beginning of utility and improvement construction, the Developer shall enter
into a Development Contract with the City of Hernando for the installation of all required
Public Improvements. This is in accordance with Article VI Required Minimum
Improvements, §B. Procedures for Posting or Release of Bonds of the City of Hernando’s
Land Subdivision Ordinance.

4. Prior to recording the final plat, the Developer shall submit for approval a schedule of Lot
Numbers and associated street addresses to the Office of Planning, if applicable.

Commissioner Skeen seconded the motion. The motion passed with a unanimous vote.

There being no further business to come before the commission, a motion was made and
seconded to adjourn the meeting. The meeting was adjourned at 7:48 p.m.



