
     CITY OF SOUTHGATE 
PLANNING COMMISSION

AGENDA 

MONDAY, January 13th, 2025 
6:30 pm – Informal Planning Commission/Work Study Meeting 

7:00 pm – Regular Planning Commission Meeting 

I. CALL TO ORDER

II. ROLL CALL

Anderson, Clark, Codrington, Godbout, Moul, Nemeth, Orman, Wilson, Yoos

III. MINUTES

1. Minutes of regular Planning Commission Meeting date November 18th, 

2024

IV. ADMINISTRATIVE REPORTS

V. PUBLIC HEARINGS / NEW BUSINESS

1. Site plan review for proposed coffee shop, 12554 Fort Street

2. Master Plan update

3. Election of Officers

VI. OLD BUSINESS

VII. ANNOUNCEMENTS

VIII. ADJOURNMENT
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City of Southgate 
Planning Commission Meeting 

November 18, 2024 

This meeting of the Planning Commission was held in the Municipal Caucus Room, 14400 Dix-
Toledo Highway, Southgate, Michigan on Monday, November18, 2024 and called to order by Chairman 
James Yoos, at 6:30 p.m.  

PRESENT:   James Yoos, Mark Nemeth, Andrew Moul, Jerry Orman, Eric Codrington, 
Linda Clark, Leticia Wilson, Chad Godbout 

              ABSENT:   Patricia Anderson (excused) 

ALSO PRESENT:  City Planner Joe Pezzotti, City Administrator, Dan Marsh, Building Inspections 
 Director Tim Leach, City Attorneys, Ed Zelenak, Amelia Zelenak, Council Member 
 Ayres-Reiss 

Minutes: 

Moved by Codrington, supported by Orman, that the minutes of the Planning Commission Meeting 
dated September 9, 2024 be approved. MOTION APPROVED UNANIMOUSLY. 

Moved by Clark, supported by Orman, that the minutes of the Planning Commission Meeting 
dated October 14, 2024 be approved. MOTION APPROVED UNANIMOUSLY. 

Administrative Reports: 

City Administrator Marsh stated the Southgate Towers Project is progressing nicely. 

New Business:   

Discussion held on updating the Master Plan.  A copy of the 2011 Master Plan will be available for 
review.  Will discuss further at the meeting in January. 

Adjournment: 

Moved by Wilson, supported by Clark, that this meeting of the Planning Commission be adjourned 
at 6:57 p.m.  MOTION APPROVED UNANIMOUSLY. 

_______________________________ 
James Yoos 
Chairman, Planning Commission 
as 
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December 18, 2024 
 

Special Condition & Site Plan Review 

City of Southgate, Michigan 
ARIANCE ANALYSIS 
 
 
APPLICANT:   Ahmad Ibrahim 
 
ADDRESS:   42591 Collingham Ct 
    Canton, MI 48187 
 
PARCEL ADDRESS/ID:  12554 Fort St 
    53-001-04-0173-000 
 
CURRENT ZONING:  C-1, Community Business 
   
ACTION REQUESTED:  Special Condition Review 
     
PROJECT AND SITE DESCRIPTION 

An application was received to rehabilitate an existing auto detail shop located on the corner of Fort 
Street and Ward Street. The applicant is requesting to renovate the existing building into a public coffee 
shop establishment. The property is approximately 0.25 acres in size. The parcel is currently zoned C-1, 
Community Business where coffee shops are a permitted use within the district, subject to special 
conditions that require approval by the Planning Commission via a public hearing. 
 
Access is proposed directly off two access drives, one along Fort Street and the other along Ward Street, 
which uses the existing public alley. The proposed site layout does not include any major changes to the 
existing parking lot or parking space arrangement. The provided site plan indicates a remodel of the 
interior space and the restriping of parking spaces within the existing parking lot, intended for two-way 
traffic. 
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Figure 1. Aerial View of Property 
 

 
Source: Nearmap, aerial photo date October 7, 2024 

AREA, WIDTH, HEIGHT, SETBACKS 

The new project will make use of the existing auto detail building, and no footprint changes are 
proposed. The table below shows the C-1 District area requirements based on the Schedule of 
Regulations per Section 1298.01: 

 Required Provided Meets Requirement 
Lot Area N/A* 0.25 Yes 
Lot Width N/A* 100 feet Yes 
Setbacks    

Front 25 feet 0 feet (Fort) 
70 feet (Ward) 

Yes 
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Side 20 feet 0 feet Yes 
Rear 20 feet 20 feet (alley)** Yes 
Lot Coverage N/A* 36% Yes 
Building Height 1 story, 20 feet 1 story, 19.5 feet Yes 

*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.” 

**Section 1298.01(j) allows the right-of-way width of an alley to serve as the rear yard setback.  

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 • Auto detail shop C-1, Community Business 

North • Auto repair shop C-2, General Business 

East • Office establishments City of Wyandotte, O-S, 
Office Service  

West • Single-family homes R-1B, One-Family Residential 

South • Taco Bell C-2, General Business 

 

Items to be Addressed: None. 

BUILDING LOCATION AND SITE ARRANGEMENT 

The proposed coffee shop will be located in the existing auto detail building located on the northern 
portion of the site. An existing parking lot makes up the southern portion of the site. A dumpster is 
located on the southwest corner of the building, with the existing screening wall remaining as is. A 
freestanding sign is also located on the southeast corner of the site which is also indicated to remain. 
 
Items to be Addressed: None.  

PARKING, LOADING 

Eating establishments for sale and consumption on the premises of beverages, food or refreshments, 
except those serving alcoholic beverages are required to provide one space for each 75 square feet of 
usable floor area. Area intended for storage is not counted in this calculation.  
Based on approximately 2,800 square feet of usable floor area, thirty-seven (37) parking spaces 
including two (2) barrier free spaces are required. Sixteen (16) spaces including one (1) barrier free 
space are proposed using the existing parking lot.  
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A summary of parking and loading requirements per section 1292.02 is located within the table below.  

  
Requirement 

No. of Spaces 
Required & 

Other 

No. Spaces 
Provided & 

Other 

Meets 
Requirement 

Off-street parking spaces 
one space for each 75 
square feet of usable 
floor area 

37 spaces 15 spaces 
 

No 

Barrier Free 2 spaces per 26-50 
parking spaces  2 spaces 1 space No 

Maneuvering Lane Width 22 feet - 30 feet Yes 
Size of parking 
space/width & length 

Length – 19 feet 
Width – 10 feet  - Length – 20 feet 

Width – 9 feet 
No 

Loading spaces 10 sf per 1 foot of 
building frontage 1400 sf 1 space, 200 sf Yes 

Section 1292.03 requires parking space dimensions for 90-degree parking to measure at least 10x19 
feet. Current plans show a width of nine (9) feet, which does not meet ordinance requirements. A two-
way Maneuvering Lane width of thirty (30) feet has been provided, meeting requirements. A loading 
space adjacent to the dumpster enclosure has been provided, and while the square footage does not 
meet the required amount, we are comfortable with the provided space to meet this requirement.  

A variance through the City’s Board of Zoning Appeals will need to be obtained for the proposed number 
of parking spaces and space dimensions. 

Items to be Addressed: Obtain variance from Board of Zoning Appeals for proposed parking layout.  

SITE ACCESS AND CIRCULATION 
 
Site Access: The coffee shop will be accessed via two (2) existing access approaches, with one along Fort 
Street and the other on Ward Street. Please note any work performed in the Fort Street right of way will 
require MDOT approval, and any work in the Ward Street right of way will require City approval.  
 
Circulation: Maneuvering lane widths are based on the angle of parking spaces, in this case 90-degree 
spaces are proposed, where maneuvering lanes are required to be twenty-two (22) ft. in width. As 
mentioned previously, the proposed thirty (30) foot wide maneuvering lane meets ordinance 
requirements. 
 
Waste/Dumpster Enclosure: A dumpster enclosure is proposed on the southwest corner of the building. 
Site plans will need to be submitted to the City Fire Department for review to ensure the department is 
comfortable with access throughout the site.  
 
Items to be Addressed: 1) Confirm if any work is to be conducted in road rights-of-way and receive 
proper approval. 2) Submit plans to Fire Department for review. 
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UTILITIES 

A utility plan for the site has not yet been provided. We ask the applicant to clarify if any changes to 
existing utilities are proposed.  If so, we defer further review of all proposed utilities to the City Engineer 
for approval once plans have been submitted. If not, Engineer approval would not be required, however 
we recommend the applicant confirm the condition of existing utilities with the Department of Public 
Services.  
 
Items to be Addressed: Provide utility plan for City Engineer approval if changes are proposed. 

LANDSCAPING 

A landscape plan has not been provided. 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 do not include this calculation. 
 
Section 1298.09 also states a landscape plan shall consist of planting cross-section details, as well as 
planting size and spacing dimensions. The proposed method of irrigation to be used for the site will also 
need to be provided. 
 
Items to be Addressed: 1) Provide landscape plan 2) Provide landscaping materials to meet 10% area 
calculation. 3) Provide method of irrigation. 

EXTERIOR LIGHTING 

A photometric plan has not been provided. We ask the applicant to provide more information regarding 
proposed exterior lighting. All forms of lighting shall be down shielded, and any proposed pole lighting 
shall not exceed twenty (20) feet.  
 
Items to be Addressed: Provide lighting plan.  

SIGNS 

Current plans indicate an existing pole mounted sign on site in intended to remain. Please note any 
signage change will require a submitted and approved application through the City Building Department 
before installation can occur.  
 
Items to be Addressed: Obtain Building Department approval for proposed signage.  

FLOOR PLAN AND ELEVATIONS 

Dimensioned Floor plans and elevations of all buildings have been provided. The proposed exterior 
building renovation will need to consist of Building Department approved materials, and uniform 
architectural design and materials are present on all sides of the building. 
 
Items to be Addressed: Building Department approval of proposed building materials.  
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RECOMMENDATION 

Based on the information provided, we recommend the presented site plan for the proposed coffee 
shop be tabled for a further date to allow the applicant time to seek a variance from the Board of Zoning 
Appeals for the proposed parking layout while also providing the items below.  
 

1. Obtain variance from Board of Zoning Appeals for proposed parking layout. 
2. Confirm if any work is to be conducted in road rights-of-way and receive proper approval.  
3. Submit plans to Fire Department for review. 
4. Provide utility plan for City Engineer approval if changes are proposed. 
5. Provide landscape plan. 
6. Provide landscaping materials to meet 10% area calculation. 
7. Provide method of irrigation. 
8. Provide lighting plan. 
9. Obtain Building Department approval for proposed signage. 
10. Building Department approval of proposed building materials. 
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