
     CITY OF SOUTHGATE 
      Board of Zoning Appeals 

AGENDA 
 

 

MONDAY, May 12th, 2025 
5:30 PM 

 
 

I. CALL TO ORDER 

II. ROLL CALL  

Anderson, Coombs, Foucher, Martin, Poirier, Richardson, Stephan 

III. MINUTES 

1. Minutes of regular Board of Zoning Appeals Meeting dates January 13th, 

2025. 

IV. ADMINISTRATIVE REPORTS 

V. PUBLIC HEARINGS 

1. Variance application for proposed deviation of allowed residential 

driveway width located at 16228 Poplar.  

VI. NEW BUSINESS 

VII. OLD BUSINESS 

VIII. ANNOUNCEMENTS 

IX. ADJOURNMENT 



City of Southgate 
Board of Zoning Appeals 

JANUARY 13, 2025 
 

A meeting of the Board of Zoning Appeals of the City of Southgate was held in the Municipal Council 
Chambers, 14400 Dix-Toledo Highway, Southgate, Michigan on Monday, January 13, 2025 and called to 
order by Gary Martin, Vice Chairperson at 5:30 p.m.  
 

PRESENT:  Gary Martin, Pat Poirier, Jake Orman, Jill Stephan 
 
 ABSENT:  Tom Coombs, Tim Foucher, Patricia Anderson (all excused) 

 
         Also Present:  City Planner Joe Pezzotti, Building Official Tim Leach, City Administrator Dan 
                                 Marsh, City Attorney Ed Zelenak, City Attorney Amelia Zelenak 
Minutes: 
 
Moved by Poirier, supported by Stephan, to approve the minutes of the Board of Zoning Appeals 
Meeting dated July 8, 2024.  Motion Carried Unanimously. 
 
Public Hearing: 

 
1. Cavalry Church 15500 Howard Street Southgate, MI, variance for a proposed deviation from 

constructing a screening wall in a residential district for a proposed church establishment. 
BZA 07-2024 
 

The applicant is requesting a variance from section 1292.03(g), Layout, Construction and maintenance of 
Parking Areas for an exemption to the requirement of providing a screening wall between any adjacent 
residential uses. Section 1292.03(g)states “The off-street parking area of any nonresidential use permitted 
in a Residential District shall be provided with a continuous and obscuring wall or landscaped earth berm 
not less than four feet, six inches in height measured from the surface of the parking area. This wall or 
berm shall be provided on all sides where the next zoning district is designated as a Residential District 
and shall contain materials as set forth in Section 1298.13.”  
 
The subject property currently consists of a building operating as a church, with residential homes on all 
sides. During site plan approval of the church, a condition of reopening the building required a five (5) foot 
tall screening wall along Howard Street due to the nonresidential nature of the use, which has still not been 
constructed, hence the variance request. 
 
The applicant stated that a wall will create a safety hazard to those coming in and going out of the parking 
lot. They have invested well over 1 million to enhance its practical use and make it an aesthetically 
pleasing part of the community and said wall would not enhance the property. 

 
A PUBLIC HEARING WAS HELD FOR CAVALRY CHURCH, 15500 HOWARD STREET, 
SOUTHGATE, MI, VARIANCE FOR A PROPOSED DEVIATION FROM CONSTRUCTING A 
SCREENING WALL IN A RESIDENTIAL DISTRICT FOR A PROPOSED CHURCH 
ESTABLISHMENT. 
 
Notices were sent out. 
 



 
 
Moved by Poirier, supported by Stephan, to open the Public Hearing. 
 
No public comments were received. 
 
Moved by Poirier, supported by Stephan, to close the Public Hearing. 
 
Moved by Poirier, supported by Martin, that the Board of Zoning Appeals, approve a 3 ft. obscuring 
wall or a landscaped earth berm, for Cavalry Church, 15500 Howard Street, Southgate, MI, 
variance of 2 ft. from Section 1292-03, Layout, Construction, and Maintenance of Parking Areas.   
Motion Carried Unanimously. 
 

2. Randall Kalfayan, 13438 Kimberly Street, Southgate, MI, variance for proposed driveway 
 expansion. BZA 08-2024 
 

The applicant is requesting a variance from section 1292.03, Layout, Construction, and Maintenance of 
Parking Areas to allow an extension of the existing driveway to be wider than the garage. Section 
1292.03(k)(5) states “Single-family residences with a garage may install a driveway as wide as the garage 
wall subject to the requirements of Sections 1298.04(a)(1) and 1298.04(a)(3) containing the vehicle 
entrance door.” 
 
The applicant previously applied for a concrete permit and was approved for a new driveway which 
showed a width as wide as the garage, meeting ordinance requirements. A do not pour order was placed on 
the project once it was discovered the new driveway did not follow the approved plan and had a width 
wider that the garage. 
 
The applicant stated he hired a contractor to replace his existing driveway, not realizing it did not meet 
city ordinance requirements.  The driveway was poured being that it had already been torn out. 
 
A PUBLIC HEARING WAS HELD FOR RANDALL KALFAYAN, 13438 KIMBERLY STREET, 
SOUTHGATE, MI, VARIANCE FOR PROPOSED DRIVEWAY EXPANSION, FROM SECTION 
1292-03, LAYOUT, CONSTRUCTION, AND MAINTENANCE OF PARKING AREAS. 
 
Notices were sent out. 
 
Moved by Poirier, supported by Stephan, to open the Public Hearing. 
 
No public comments were received. 
 
Moved by Poirier, supported by Stephan, to close the Public Hearing. 
 
Moved by Poirier, supported by Stephan, that the Board of Zoning Appeals, Deny, the application 
from Randall Kalfayan, 13438 Kimberly Street, Southgate, MI, variance for proposed driveway 
expansion, was not approved by the City and does not meet City ordinance, from Section 1292-03, 
Layout, Construction, and Maintenance of Parking Areas.  Motion Carried Unanimously. 
 
 
 
 
 



 
 
New Business: 
 
Election of Chairperson for 2025 

Moved by Poirier, supported by Stephan, to nominate Gary Martin, to serve as Chairperson of 
the Board of Zoning Appeals for the year 2025, and having no other nominations for 
Chairperson, Gary Martin, is hereby elected to serve as Chairperson of the Board of Zoning 
Appeals for the year 2025.  MOTION APPROVED UNANIMOUSLY. 

Election of Vice Chairperson for 2025 

Moved by Poirier, supported by Stephan, to nominate Pat Poirier, to serve as Vice Chairperson 
of the Board of Zoning Appeals for the year 2025, and having no other nominations for Vice 
Chairperson, Pat Poirier, is hereby elected to serve as Vice Chairperson of the Board of Zoning 
Appeals for the year 2025.  MOTION APPROVED UNANIMOUSLY. 

 
Old Business: 
 
None. 
 
Announcements: 
 
None. 
 
Moved by Poirier, supported by Stephan, that this meeting of the Board of Zoning Appeals be 
adjourned at 6:14 p.m.  Motion Carried Unanimously. 

 
Angie Shurkus 
Recording Secretary 
January 13, 2025 
 

 

 

















 

Benjamin R. Carlisle, President   John L. Enos, Vice President 
Paul Montagno, Principal   Megan Masson-Minock, Principal   Laura Kreps, Principal   Brent Strong, Principal 

David Scurto, Principal   Sally M. Elmiger, Principal   Craig Strong, Principal   Douglas J. Lewan, Principal 
Richard K. Carlisle, Past President/Senior Principal   R. Donald Wortman, Past Principal 

Date: April 23, 2025 

VARIANCE ANALYSIS 
The City of Southgate 

 
 

 
Applicant:   Steve Massengill 
   16228 Poplar Street 
   Southgate, MI 48195   
 
Property Address:  16228 Poplar Street 
    Southgate, MI 48195 
   
Zoning:    R-1B, One-Family Residential 
 
Requested Variance: The applicant is requesting a variance applicable to section 1292.03, 

Layout, Construction, and Maintenance of Parking Areas. 
     

VARIANCE REQUEST  

The applicant is requesting a fifteen (15) foot variance from section 1292.03, Layout, Construction, and 
Maintenance of Parking Areas to allow the replacement of an existing driveway. Section 1292.03(k)(4) 
states “Single-family residences without a garage may install a driveway not more than twelve feet wide. 
When the width of the side yard between the house and the side lot line is less than twelve feet wide, in 
front of the house the driveway may be expanded to the maximum permitted width but may not extend 
across the front of the house more than two feet, and may extend to the street at that width.” 

The applicant is seeking to replace the existing twenty-seven (27) foot driveway with new concrete, as the 
driveway has existed for approximately fifty (50) years and is in need of touch ups, hence the variance 
request. Figure 1 on the next page shows an aerial view of the property, while Figure 2 provides a sketch 
plan of the resurfacing supplied by the applicant.  
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Figure 1 - Aerial View 

 
Source: Nearmap, date of photo: October 7, 2024 
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Figure 2 – Sketch Plan  

 

Source: Provided by applicant 

VARIANCE CONSIDERATIONS 

Section 1264.04 of the City of Southgate Zoning Ordinance states The Board of Zoning Appeals shall have 
the power to vary or modify any ordinance provision whenever there are practical difficulties or 
unnecessary hardships imposed on the property owner if the strict letter of the ordinance is carried out. 
The Board of Zoning Appeals shall decide appeals in such a manner that the spirit of the ordinance is 
observed, public safety secured, and substantial justice done. 

Furthermore, dimensional, and other non-use variances shall not be granted by the Board of Appeals 
(BZA) unless it can be determined that all the following facts and conditions exist. The existing driveway 
as it relates to these conditions is described below. 
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In the Board’s decision-making process, the following conditions must be determined to exist: 

a) That compliance with the ordinance results in a practical difficulty:  
 
CWA Comment:  The literal interpretation of the dimensional provisions of this Ordinance would 
allow the applicant to have a driveway with a width of twelve (12) feet. Due to the southern side 
yard area being less than twelve feet wide, the driveway could also extend two (2) feet in front of 
the home while maintaining the same width. Based on our review of the property, no significant 
feature of the property is preventing compliance with ordinance requirements. 
 

b) That the problem requiring the variance is unique to the applicant’s property and is not shared 
by properties in the same zoning district:  
 
CWA Comment: The applicant’s property consists of a single-family home with no garage. While 
not as common as homes with garages, there are still a number of homes throughout the city with 
the same composition. All homes of this type are subject to the requirements of section 1292.03 
requiring a driveway to be only twelve (12) feet wide. 
 

c) That the problem is not self-inflicted:  
 
CWA Comment: The driveway was installed by previous homeowners. So, while the non-
conforming driveway was not poured by the applicant, the driveway was still imposed on the 
property. 
 

d) That the variance is the minimum necessary to permit reasonable use of the property: 
 
CWA Comment: The applicant should further prove why the requested variance is necessary. 
Current parking space width for 90-degree parking within the City is ten (10) feet.  
 

e) That the variance, if granted, would not compromise the public health, safety, and welfare:  
 
CWA Comment: The requested variance, if granted, is not likely to compromise the public health, 
safety, and welfare of the City.  
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RECOMMENDATION 
 
Based on not all the criteria mentioned above being met, we recommend denial of the requested variance, 
most notably due to the lack of unique property features that would deny reasonable use of the property.  
 
We recommend the Board of Zoning Appeals discuss the considerations provided in this review prior to 
determining whether approval of this variance is appropriate.   
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