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Date: November 5, 2025 
 

Special Condition and Site Plan Review

City of Southgate, Michigan
ARIANCE ANALYSIS 

APPLICANT: NC Designers & Contracting
 
ADDRESS:   3241 S Telegraph 
    Dearborn, MI 48128 
 
PARCEL ADDRESS/ID:  18701 Northline Road 
    Parcel 1 - 53-014-99-0006-000 
    Parcel 2 - 53-014-99-0004- 002 
 
CURRENT ZONING:  C-2, General Commercial 
 
ACTION REQUESTED:  Special Condition/Site Plan Review 

PROJECT AND SITE DESCRIPTION

The city is in receipt of a conditional use and site plan review application for the construction of a new 
gas station located on the corner of Northline and Frontage Road. The applicant is requesting to 
demolish the existing building and redevelop the two (2) properties to accommodate a new gas station 
establishment, along with a convenience store and restaurant space. The project area measures 0.95. 
acres. The parcels are currently zoned C-2, General Commercial where gas station establishments are a 
permitted use within the district, subject to additional special conditions which are outlined later within 
this report and are subject to the approval of the Planning Commission.  
 
As mentioned above, plans appear to indicate the existing building will be demolished and show a single 
southern entrance to the site, where currently two (2) entrances exist. Due to these perceived changes, 
we ask the applicant to provide a demolition plan indicating what site changes are proposed.  
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Figure 1. Aerial View of Property 

Source: Nearmap, aerial photo date October 2025 

AREA, WIDTH, HEIGHT, SETBACKS

The table below shows the C-2 District area requirements based on the Schedule of Regulations per 
Section 1298.01: 

Requirement Provided Meets Requirement
Lot Area N/A* 0.95 Acres Yes 
Lot Width N/A* 150 Feet Yes 
Setbacks 

Front 25 Feet 84 Feet (Frontage) 
41 Feet (Northline) 

Yes 

Side 0 Feet** 10 Feet Yes 
Rear N/A N/A Yes 
Lot Coverage N/A* 10% Yes 
Building Height 40 Feet, 2 Stories Max. 18 Feet, 1 Story Yes 

 

Project Site 
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*Per footnote (f), “the minimum lot area and width and the maximum percent of lot coverage shall be 
determined on the basis of off-street parking and loading, greenbelt screening, yard setback or usable 
open space requirements as set forth in this Zoning Code.” 

**As provided by section 1298.01(i), no interior side yard setbacks are required when a building wall has 
no openings. Building elevations on sheet A-103 indicate the western building elevation will have zero 
openings.  

Items to be Addressed: None. 

ZONING AND LAND USE 

Surrounding zoning and existing land uses are summarized in the table below.  

Table 2. Zoning and Land Use 

 Existing Land Use Surrounding Zoning 

Site  Vacant Building  C-2, General Business

North  Commercial  C-2, General Business 

East I-75  C-2, General Business 

West Arby’s  C-2, General Business 

South  I-75  M-1, Light Industrial 

Items to be Addressed: Planning Commission to determine compatibility with surrounding properties.  

BUILDING LOCATION AND SITE ARRANGEMENT 

Building Location(s): The proposed fueling area will consist of four (4) gas pump islands capable of 
serving eight (8) vehicles located on the eastern portion of site. The proposed building will be located on 
the western portion of the site, with a proposed waste enclosure north of the building near a designated 
loading zone.  
 
Items to be Addressed: None.  

PARKING, LOADING 

Gasoline stations with convenience stores are required to provide “One and one-half spaces for each 
fuel nozzle, plus one space for each 250 square feet of usable floor area,” while eating establishments 
(restaurants) are required to provide “One space for each 75 square feet of usable floor area.” 

Based on eight (8) proposed fuel nozzles, along with 1,500 square feet of usable floor area, eighteen (18) 
parking spaces in addition to one (1) barrier-free parking spaces are required for the gas station and 
convenience store. For the proposed restaurant space, based on 700 square feet of usable space, ten 
(10) parking spaces including one (1) ADA space are required. The total site requirement for parking is 
twenty-eight (28) parking spaces, including two (2) ADA spaces.  
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We note multiple discrepancies regarding proposed parking: 

1. Thirty-five (35) spaces are counted on sheet SP-101 whereas the parking calculation table 
proposes thirty-six (36) spaces.  

2. The restaurant calculation for parking is as follows “700 SF/75 SF = 13.5 = 10 parking required.” 
This should be corrected to “700 SF/75 SF = 9.33 spaces.” We ask the applicant to confirm if 14 
spaces are still proposed, or if the number will be reduced based on the new calculation.  

3. The parking space directly south of the ADA space # 5, appears to have a greater width than the 
rest of the proposed spaces. We ask the applicant to clarify if the width will be reduced.  

 
A summary of parking and loading requirements per section 1292.02 is located within the table below. 

 
Requirement Calculation 

No. of 
Spaces 

Required 
& Other

No. Spaces 
Provided 

& 
Other 

Off-street parking 
spaces 

 1.5 spaces per nozzle
 1 space for each 250 Sq. Ft. 

of usable floor area 
 1 space per 75 Sq. Ft. of 

restaurant area

1.5 x 8 = 12 spaces 
 1,500 / 250 =6 

spaces 
 700 / 75 = 10 

spaces (9.33) 

28 Spaces 33  Spaces 

Barrier Free  1 space per 25 parking 
spaces  

 50 / 35 = 1.42  2 
spaces 

2 spaces 2 spaces 

Maneuvering Lane 
Width  22 feet  30 + Feet on plans 22 feet 30+ feet 

Size of parking 
space/width & 
length 

 Length – 19 feet 
 Width – 10 feet  

 Length – 20/18 feet 
 Width – 9 feet 

- - 

Loading spaces  10 sf per 1 foot of building 
frontage 

 50 ft frontage 
(Northline) x 10 sf = 
500 sq ft

500 sq ft  500 sq ft 

Section 1292.03 requires maneuvering lane width for 90-degree parking to measure at least twenty-two 
(22) feet. Current plans exceed this requirement, showing measurements of thirty-three (33) and thirty-
five (35) feet. Parking space dimensions have also been provided and vary throughout the site. The 
parking area in front of the building and northeast corner show dimensions of 9x20 feet, which will need 
to be increased to 10x20 feet.  The parking area on the southwest corner shows dimensions of 9x18 
feet, which will need to be increased to at least 10x19 feet.  

A loading/unloading area of 500 square feet in size is also shown, meeting ordinance requirements for 
frontage along Northline Road. We ask the applicant to provide clarification on the frequency and timing 
of deliveries.  

Items to be Addressed: 1) Address parking discrepancies #1-3. 2) Revise parking space dimensions to 
meet ordinance requirements. 3) Clarify timing and frequency of deliveries.  



18701 Northline Special Condition and Site Plan Review 
November 5, 2025 

5 

SITE ACCESS AND CIRCULATION 

Site Access: The gas station will be accessed via two (2) entrances, one each along Northline and 
Frontage Road. Please note that any work done on Northline Road right-of-way will require Wayne 
County approval, and any work within the Frontage Road right-of-way will require City approval. As 
mentioned previously, due to the southern entrances being altered, we ask for a demolition plan to be 
provided.  
 
Circulation: Maneuvering lane widths are based on the angle of parking spaces, 90-degree spaces are 
proposed throughout the site, where maneuvering lanes are required to be twelve twenty-two (22) feet 
wide. Measurements have been provided, with the narrowest lane width showing thirty-three (33) feet 
to a maximum width of thirty-five (35) feet, exceeding ordinance requirements. Turning radii for 
standard semi-trailers have been provided on sheet A-103. Based on the presented radii, we are of the 
opinion that site access and circulation is adequate. We do note that plans should also be submitted to 
the Southgate Fire Department and Engineer for further review and approval.  
 
Pedestrian Circulation: An existing pedestrian sidewalk along Northline Road is shown to remain as is. A 
new five (5) foot wide pedestrian walkway is proposed along the north, south, and eastern elevations of 
the building.   

Waste/Dumpster Enclosure: A 10x10 dumpster enclosure is proposed on the northwest corner of the 
site. Enclosure details are provided on sheet SP-103, showing a height of eight (8) feet holding two (2) 
trash containers.  
 
Items to be Addressed: 1) Confirm whether any work is to be conducted in Northline and Frontage Road 
rights-of-way and receive proper approval if applicable. 2) Submit plans to Fire Department and City 
Engineer for review of site circulation.  

UTILITIES

A utility plan for the site has not been provided, however sanitary sewer, stormwater, and overhead 
electric connections are shown. We ask the applicant to clarify if any utility connection changes are 
proposed. If so, we defer further review of all proposed utilities to the City Engineer for approval.  
 
Items to be Addressed: 1) Clarify if any utility connections changes are proposed. 2) Provide utility plan 
for City Engineer approval.  

LANDSCAPING

A landscape plan has been provided on sheet SP-102, with details on sheet SP-103. We do note on sheet 
SP-103, note 1, there is mention of compliance for Northville, Michigan. This will need to be revised to 
the City of Southgate.  
 
Street Trees: Two (2) deciduous trees are proposed along Northline Road on the northern 

portion of the site. Five (5) additional deciduous trees are proposed along 
Frontage Road. All proposed plantings are required to meet all current 
American Association of Nurserymen standards, and a note confirming this 
requirement is provided under general landscape notes on sheet SP-103.  
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Parking Lot: Parking lot landscaping measures are proposed throughout the site. This 
includes the installation of eighty-one (81) shrubs and two (2) deciduous trees.  

 
Section 1298.09 states “Development which occurs in a nonresidential district shall provide, in addition 
to any existing or proposed street right of way, at least ten percent of the net site area (exclusive of 
buildings, off-street parking areas, etc.) as landscaped open space.” Current plans indicate on sheet SP-
102 that 30% of the site area will be landscaped, meeting ordinance requirements. Landscaping notes 
on sheet SP-103 also indicate the plantings will be served by an on-site irrigation system with operating 
hours between 12-5am. The proposed landscape plantings also meet the clear corner requirements of 
section 1298.12. All proposed landscape material consists of city approved species, as well as no invasive 
species.  

Per section 1298.09, a landscape plan shall also consist of planting cross-section details, planting size, 
and spacing dimensions, which are provided on the current landscape plan on sheet SP-103 except for a 
shrub detail which should be provided. Planting symbols, quantities, size, and spacing information are 
provided. While the minimum ordinance requirements for shrub spacing is three (3) feet, we are of the 
opinion that the current spacing of two (2) feet is adequate after consultation with a landscape 
architect.   
 
Items to be Addressed: 1) Change note #1 from “Northville” to “Southgate” 2) Provide shrub planting 
detail.  

LIGHTING

A lighting/photometric plan has been provided on sheet SP-104. Proposed lighting includes both four (4) 
building mounted fixtures, sixteen (16) gas station canopy mounted fixtures,  and six (6) freestanding 
light poles arranged evenly throughout the site with a height of eighteen (18) feet, meeting ordinance 
requirements. All lighting fixtures are also shown to be down shielded.  
 
Photometric measurements indicate the maximum light level at the property line as a result of site 
lighting will be 3.2 footcandles, located at the southern entrance. Lighting levels on the remaining 
property lines do not exceed 1 footcandle. Due to the non-residential uses surrounding the property, we 
are of the opinion that proposed lighting will not have an adverse effect on adjacent properties.  
 
Items to be Addressed: None.  

SIGNS 

Several signs are proposed as part of the project. Two (2) wall sign areas along the western elevation of 
the building are proposed, along with a proposed ground sign on the northeast corner of the site. An 
existing freestanding sign on the southwest corner of the site is also shown. We ask the applicant to 
confirm if that sign will remain, and if any gas station canopy signage is proposed. Please note that all 
proposed signage is subject to Building Department approval prior to installation.  
 
Items to be Addressed: 1) Confirm if southwestern sign is remaining. 2) Clarify if any canopy signage is 
proposed. 3) Approval of proposed signage by City Building Department. 
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FLOOR PLAN AND ELEVATIONS 

Dimensioned Floor plans and elevations of all buildings have been provided on sheet A-101. The 
proposed building materials consist of Hardie board, face brick and stone, EFIS material. Uniform 
architectural design and materials are present on all sides of the building. We defer final approval of 
proposed building materials to the City Building Department.  
 
Items to be Addressed: Approval of proposed building materials by the City Building Department. 

SPECIAL CONDITION REQIREMENTS 

Per section 1278.03(g), gasoline stations must adhere to the additional requirements listed below 
subject to Planning Commission approval.  

1) They shall be located on corner lots adjoining at least one major thoroughfare. 

CWA Comment: The proposed station is located on a corner lot, with direct access to Northline and 
Frontage Road.  

2) They shall be located at least 500 feet from an entrance or exit to a public library, public or private 
school, playground, playfield, park, church or hospital. 

CWA Comment: There are no facilities mentioned above within the 500-foot radius of the site.  

3) The minimum frontage on any major thoroughfare shall be 120 feet. 

CWA Comment: Approximate measurements show the subject site having 258 feet of frontage along 
Northline Road and approximately 300 feet of frontage along Frontage Road.  

4) The minimum lot area for a gasoline service station shall be 10,000 square feet, and 12,000 square 
feet for a general repair facility. 

CWA Comment: The lot area of the proposed station is 41,382 square feet. No repair facilities are 
proposed.  

5) No ingress-egress access drive shall be located closer than twenty-five feet from any intersection 
or property line adjoining a Residential District. 

CWA Comment: Both entrances to the site exist and meet the above requirement.   

6) Ample space shall be provided for motor vehicles waiting for service, or which are parked to be 
mechanically serviced or to be picked up following mechanical service. Sufficient vehicle stacking 
space shall be provided at the pump islands so that vehicles awaiting service will not interfere 
with vehicles entering the site. 

CWA Comment: Concept stacking spaces for each pump have not been provided and are required to 
be shown on plans.   

7) Canopies, when constructed as an integral part of the main building, shall comply with the 
minimum set-back requirements of the C-2 District. Detached free-standing canopies shall comply 
with the requirements of Section 1298.04. 
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CWA Comment: The proposed canopy will be detached. Per section 1298.04, gas station canopies 
may locate in the front yard subject to a five (5) foot setback, which has been met.  

8) Operable motor vehicles kept overnight for mechanical repair may be parked on the premises so 
long as they are kept within a screened compound. The storage of motor vehicles on the premises 
shall be prohibited. 

CWA Comment: We ask the applicant to confirm that no outdoor storage of vehicles will be present 
on site.  

RECOMMENDATION

Based on the information provided, we recommend the site plan for the proposed gas station be 
referred to the next Planning Commission agenda in order to give the applicant additional time to 
address the outstanding items listed below.  
 

1. Provide demolition plan.  
2. Planning Commission to determine compatibility with surrounding properties.  
3. Address parking discrepancies #1-3.
4. Revise parking space dimensions to meet ordinance requirements. 
5. Clarify timing and frequency of deliveries.  
6. Confirm whether any work is to be conducted in Northline and Frontage Road rights-of-way and 

receive proper approval if applicable.
7. Submit plans to Fire Department and City Engineer for review of site circulation. 
8. Clarify if any utility connections changes are proposed. 
9. Provide utility plan for City Engineer approval.  
10. Change note #1 from “Northville” to “Southgate”
11. Provide shrub planting detail.  
12. Confirm if southwestern sign is remaining. 
13. Clarify is any canopy signage is proposed.
14. Approval of proposed signage by City Building Department. 
15. Approval of proposed building materials by the City Building Department. 
16. Concept stacking spaces for each pump have not been provided and are required to be shown 

on plans.   

 


