
     CITY OF SOUTHGATE 
PLANNING COMMISSION 

AGENDA 
 

 

MONDAY, July 14th, 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 June 9th, 2025 

IV. ADMINISTRATIVE REPORTS 

V. PUBLIC HEARINGS / NEW BUSINESS 

1. Site Plan Review, 16700 Fort Street 

VI. OLD BUSINESS 

VII. ANNOUNCEMENTS 

VIII. ADJOURNMENT 
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City of Southgate 
Planning Commission Meeting 

June 9, 2025 
 

 This meeting of the Planning Commission was held in the Municipal Council Chambers, 14400 
Dix-Toledo Highway, Southgate, Michigan on Monday, June 9, 2025 and called to order by Chairman 
James Yoos, at 7:02 p.m. 
.  

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

              ABSENT:   Patricia Anderson, Chad Godbout (all excused) 
 
ALSO PRESENT:  City Planner Joe Pezzotti, Building Inspections Director Tim Leach, City  
                                Administrator Dan Marsh, City Attorney, Amelia Zelenak, Council Member 
                                Priscilla Ayres-Reiss 
 

Minutes: 
Moved by Nemeth, supported by Wilson, that the minutes of the Planning Commission Meeting 
dated May 12, 2025 be approved. MOTION APPROVED UNANIMOUSLY. 
 
Administrative Reports: 
 
Southgate Tower project is working on the development of the Park Area.   
 
Public Hearings/New Business: 
 
 1.  MD Realty Group, LLC, Street Vacation Review of Walnut Street, properties adjacent are 
                 13535 Dix Toledo Road and 13565 Dix Toledo Road.  PC 04-2025 
 
The applicant has submitted a petition seeking to vacate a portion of road along Walnut Street, located 
between Helen Street and Dix Toledo Road. Currently, the orientation of the road isolates the building 
located at the above address on all three sides. 
 
A representative for the applicant stated they are requesting the road vacation so they can provide 
dedicated parking spaces to the building.  They would do all remodeling of the building.  Will work on 
getting a legal agreement with all parties involved. 
 
A PUBLIC HEARING WAS HELD FOR MD REALTY GROUP, LLC, FOR A STREET 
VACATION REVIEW OF WALNUT STREET, PROPERTIES ADJACENT ARE 13535 DIX 
TOLEDO ROAD AND 13565 DIX TOLEDO ROAD 
 
Notices were sent out. 
 
Move by Clark, supported by Codrington, to open the Public Hearing. 
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Residents were present with concerns on this project relating to possibly more traffic and accidents, 
building is an eye sore- just needs to be torn down, with road closed would be inconvenient for residents. 
 
Moved by Clark, supported by Nemeth, to close the Public Hearing. 
 
Moved by Clark, supported by Nemeth, to recommend City Council approve the request by MD 
Realty Group, LLC, Street Vacation Review of Walnut Street, properties adjacent are 13535 Dix 
Toledo Road and 13565 Dix Toledo Road, with the following concerns: 
 

1.   Review of parking layout by the Public Safety Director, Fire Department, and any 
additional departments deemed necessary. 

2.   Need written legal agreement between property owners stating the applicant will be 
given 100% of vacated right-of-way. 

3.   Applicant should provide traffic and parking  study to demonstrate no negative impact 
to adjacent street parking would be introduced to the area.  

4.   The right-of-way vacation will have a  reversion period of one year if no work has 
started. 

 
 MOTION APPROVED UNANIMOUSLY. 
 
 2.  Master Plan Update, Future Land Use Chapter. 
 
Discussion on the Master Plan Future Land Use Chapter. 
 
Announcements: 
 
Sheetz Convenience Store/Gas Station will be submitting plans in the next few weeks. 
 
Adjournment: 
 
Moved by Nemeth, supported by Orman, that this meeting of the Planning Commission be 
adjourned at 7:38 p.m.  MOTION APPROVED UNANIMOUSLY. 
 
 
_______________________________ 
James Yoos 
Chairman, Planning Commission 
as 
 

 

 



























































 

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: July 7, 2025 
 

Special Condition and Site Plan Review 

City of Southgate, Michigan 
ARIANCE ANALYSIS 
 

APPLICANT:   Southgate Center, LLC 
 
ADDRESS:   810 Seventh Avenue, 10th Floor 
    New York, NY 10015 
 
PARCEL ADDRESS/ID:  16700 Fort Street 
    53-020-99-0002 -703  
 
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 along Fort Street. The applicant is requesting to construct a Sheetz gas station 
building and fuel pump canopy to occupy the currently vacant lot. The property will measure 
approximately 3.01 acres in size. The parcel is 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, subject to the approval of the Planning Commission. The 
current size of the existing parcel is 9.26 acres, with the gas station site proposed to be divided from the 
parcel before construction begins. We note that current plans do not contain a state certified engineer’s 
seal, which is required by section 1298.07(g)(2)(B). 
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Figure 1. Aerial View of Property 
 

 
Source: Nearmap, aerial photo date April 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: 

 Required Provided Meets Requirement 
Lot Area N/A* 3.01 Acres Yes 
Lot Width N/A* ≈440 Feet Yes 
Setbacks    
Front 25 Feet 25 Feet Yes 
Side 25 Feet 25 Feet Yes 
Rear 20 Feet 20 Feet Yes 
Lot Coverage N/A* - Yes 
Building Height 40 Feet, 2 Stories Max. 25 Feet, 1 Story  Yes 

 

Project Site  

Residual Parcel to 
be Split 
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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.” 
 
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 • C-2, General Business 

North • Multi-family apartments • RM, Multiple Family Residential 

East • Car Wash • M-1, Light Industrial 

West • Car Dealership • C-2, General Business 

South • Kroger • C-3, Thoroughfare Service 

 

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

BUILDING LOCATION AND SITE ARRANGEMENT 

Building Location(s): The proposed gas station will consist of eight (8) gas pumps capable of serving 
sixteen (16) vehicles located centrally on site, with parking areas on the south, east, and western 
portions of the building. A drive through lane is located on the northern side of the building, along with 
a dumpster enclosure located on the northeastern corner of the site. 
 
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 drive through 
restaurants with seating are required to provide “One space for each 75 square feet of usable floor area, 
plus ten front to back spaces for the drive-through window.” 
 
Based on sixteen (16) proposed fuel nozzles, along with 5,689 square feet of usable floor area, forty-
seven (47) parking spaces in addition to two (2) barrier-free parking spaces are required. For the drive 
through facility, based on 450 square feet of usable space, six (6) parking spaces including one (1) ADA 
space and ten (10) drive through stacking spaces are required. The total site requirement for parking is 
fifty-three (53) parking spaces, including three (3) ADA spaces. fifty-eight (58) parking spaces, ten (10) 
drive through stacking spaces, and three (3) ADA spaces are provided, meeting ordinance requirements.  
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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 16 nozzles = 24 
• 5,689 usable floor 

area / 250 = 23 
• 450 Sq . Ft. / 75 = 6 

53 spaces 58 spaces 

Barrier Free • 1 space per 25 parking spaces  • 58 / 25 = 2.32 ≈ 3 3 spaces 3 spaces 
Maneuvering Lane 
Width • 22 feet - 22 feet 30 feet 

Size of parking 
space/width & 
length 

• Length – 19 feet 
• Width – 10 feet  

- 10’ x 19’ 10’ x 20’ 

Loading spaces • 10 sf per 1 foot of building 
frontage 

• ≈100 ft x 10 = 
1,000 Sq. Ft. 

1,000 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. Parking space dimensions have also been provided and 
are shown at ten (10) feet by twenty (20) feet, exceeding ordinance requirements. A loading/unloading 
area of 500 square feet in size is also shown. Based on approximate measurements of building frontage, 
the proposed loading area designation will need to show an area of 1,000 square feet to meet ordinance 
requirements.  Based on current plans exceeding parking space requirements. We suggest the applicant 
reduce the number of spaces to fifty-three (53) to provide additional space for landscaping if desired, 
and encourage the applicant and Planning Commission to discuss possible alternatives.  

Items to be Addressed: 1) Show loading area measurement at 1,000 square feet. 2) Consider reducing 
parking spaces to provide additional landscape space.  

SITE ACCESS AND CIRCULATION 

Site Access: The gas station will be accessed via two (2) access drives, both of which are located along 
Fort Street, labeled drive A and B. Please note any work performed in the Fort Street right-of-way will 
require MDOT approval. Access drive A will also be connected to Burns Street, therefore providing site 
access from Cambridge Avenue. We ask the applicant to clarify if there are any future plans for 
extending access drive B.  
 
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 at thirty (30) feet to a 
maximum width of (70) feet, exceeding ordinance requirements. Turning radii for standard semi-trailers 
and passenger cars have been provided on sheet C201. 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.  
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Pedestrian Circulation: An existing pedestrian sidewalk along Fort Street is labeled as TBRR on sheet 
C100. We ask the applicant to confirm if any work is proposed that would result in the sidewalk being 
removed or modified. A new pedestrian sidewalk is proposed along access drive A and will feed into the 
site near the accessory outdoor dining area, with striping proposed throughout the parking lot for 
additional wayfinding for both pedestrians and vehicles.  
 
Waste/Dumpster Enclosure: A dumpster enclosure is proposed on the northeast corner of the site. 
Landscaping in addition to a brick-and-mortar enclosure is shown on plans. Enclosure details are 
provided on sheet 1, showing a height of seven (7) feet holding two (2) trash containers.  
 
Items to be Addressed: 1) Confirm whether any work is to be conducted in Fort Street right-of-way and 
receive proper approval. 2) Clarify future plans for access drive B. 3) Submit plans to Fire Department and 
City Engineer for review of site circulation. 4) Clarify if any work is to be done on the existing Fort Street 
sidewalk.  

UTILITIES 

A utility plan for the site has been provided on sheet C500. Proposed site services include sanitary 
sewer, gas, underground electric, water, and stormwater measures. We defer further review of all 
proposed utilities to the City Engineer for approval.  
 
Items to be Addressed: Provide utility plan for City Engineer approval.  

LANDSCAPING 

A landscape plan has been provided on sheet C700.  
 
Street Trees: Six (6) trees are proposed along Fort Street on the southern portion of the site. 

Four (4) additional trees are proposed along access drive A and seven (7) trees 
are proposed along access drive B. 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” #7.  

 
Parking Lot: Extensive parking lot landscaping measures are proposed throughout the site. 

This includes the installation of 159 shrubs of nine (9) different species, as well 
as nineteen (19) trees between ten (10) different species. The majority of 
parking lot landscaping is located on the east and western parking areas.  

 
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 
C000 that one (1) acre of landscaped open space is provided, which measures at about 33%, meeting 
ordinance requirements. Landscaping notes on sheet C700 also indicate the plantings will be served by 
an on-site irrigation system. 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, all of which are provided on the current landscape plan on sheet C701. Planting 
symbols, quantities, size, and spacing information are provided. All shrub spacing meets the minimum 
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ordinance requirements of three (3) feet. We do ask the applicant to provide the spacing dimensions 
between all tree plantings, which are not currently provided.  
 
Items to be Addressed: Provide tree spacing measurements on planting schedule.  

LIGHTING 

A lighting/photometric plan has been provided on the last six (6) pages of the plan set. Proposed lighting 
includes both building/canopy mounted and seventeen (17) freestanding pole fixtures arranged evenly 
throughout the site with a height of twenty (20) feet, meeting ordinance requirements. All lighting 
fixtures are also shown to be down shielded.  
 
The provided photometric plan also indicate the maximum light level at the property line as a result of 
site lighting will be 1.9 footcandles, located on the western entrance. Lighting levels on the remaining 
property lines do not exceed 1 footcandle. Due to the non-residential use on the western property 
boundary (car dealership) we are of the opinion that proposed lighting will not have an adverse effect 
on adjacent properties.  
 
Items to be Addressed: None.  

SIGNS 

A signage plan is included after sheet C701. Four (4) wall signs are proposed on the south, east, and 
western elevations of the main building, along with a canopy sign on the southern elevation of the 
station canopy, and a freestanding pole sign located at the southeastern entrance of the site, for a total 
of six (6) signs. A menu board, order point sign, and clearance bar are also proposed for the drive 
through area. We also suggest the applicant consider adding additional wayfinding signage near the 
drive through entrance to ensure no vehicles accidentally enter.  
 
Per section 1298.18(4)(A), three (3) primary wall signs and any number of accessory wall signs are 
allowed due to the intended public entrances on the south, east, and west public entrances and cannot 
exceed one hundred (100) square feet each. The four (4) proposed wall signs meet ordinance 
requirements, with sizes of fifty-one (51) square feet for the primary wall signs and twenty-one (21) 
square feet for the accessory sign on the southern elevation. The proposed canopy sign also meets size 
requirements.  
 
Freestanding signage is permitted in commercial districts per section 1298.18(3)(A) and cannot exceed 
twenty (20) feet in height and one hundred (100) square feet in area on each side and have at least eight 
(8) feet of ground clearance. The proposed freestanding pole sign consists of a Sheetz and gas price 
faces, which total at ninety-two (92) square feet per side, meeting ordinance requirements. A cross-
section detail of the freestanding pole sign will be needed to determine the height and ground clearance 
requirements. All freestanding drive through signs meet ordinance requirements. All proposed signage is 
subject to the review and final approval of the City Building Department. 
 
Items to be Addressed: 1) Consider adding wayfinding signage near drive through entrance. 2) Provide 
freestanding sign cross-section. 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 sheets A200, A201, and 
A140. The proposed building materials consist of primarily brick veneer, cast stone sill, and aluminum 
panels. Note 11 on sheet A200 indicates a roof equipment screen will be used, meeting the 
requirements of section 1298.09(d). 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 Fort Street and 
Burns Street via access drive A.  

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 around six hundred (600) 
feet of frontage along Fort Street.   

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 after the proposed lot split is approximately 
131,115 square feet.   

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 access drives A and B will be approximately 1,000 feet from the closest 
residential district to the north, which consists of multi-family apartments.  

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: The applicant has provided concept stacking spaces for each pump on sheet C200 
which shows the pump area and overall site can provide adequate circulation and parking.  

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 
approved, attached with the following conditions being met before building permits are granted:   
 

1. Provide professional engineer’s seal on plans.  
2. Planning Commission to determine compatibility with surrounding properties.  
3. Show loading area measurement at 1,000 square feet.  
4. Consider reducing parking spaces to provide additional landscape space. 
5. Confirm whether any work is to be conducted in Fort Street right-of-way and receive proper 

approval.  
6. Clarify future plans for access drive B. 
7. Submit plans to Fire Department and City Engineer for review of site circulation. 
8. Clarify if any work is to be done on the existing Fort Street sidewalk.  
9. Provide utility plan for City Engineer approval.  
10. Provide tree spacing measurements on planting schedule. 
11. Consider adding wayfinding signage near drive through entrance. 
12. Provide freestanding sign cross-section. 
13. Approval of proposed signage by City Building Department. 
14. Approval of proposed building materials by the City Building Department. 
15. Confirm that no outdoor storage of vehicles will be present on site.  
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