CITY OF SOUTHGATE
PLANNING COMMISSION

AGENDA

MONDAY, December 8", 2025
7:30 pm — Regular Planning Commission Meeting

V.

VI.

VII.

CALL TO ORDER
ROLL CALL
Anderson, Clark, Codrington, Godbout, Moul, Nemeth, Orman, Wilson, Yoos
MINUTES
1. Minutes of regular Planning Commission meeting date November 10™",
2025
ADMINISTRATIVE REPORTS
PUBLIC HEARINGS
NEW BUSINESS
1. Approval of 2026 Planning Commission Meeting Dates and Times
OLD BUSINESS
1. Special Condition Use Review, 18701 Northline
2. Site Plan Review, 18701 Northline

3. Master Plan Update



VIII. ANNOUNCEMENTS

IX. ADJOURNMENT



City of Southgate

Planning Commission Meeting
November 10, 2025

This meeting of the Planning Commission was held in the Municipal Council Chambers, 14400
Dix-Toledo Highway, Southgate, Michigan on Monday, November 10, 2025 and called to order by
Chairman James Yoos, at 6:30 p.m.

PRESENT: James Yoos, Jerry Orman, Leticia Wilson, Andrew Moul, Mark Nemeth
ABSENT: Eric Codrington, Patricia Anderson, Chad Godbout, Linda Clark (all excused)

ALSO PRESENT: City Planner John Enos, City Administrator Dan Marsh, City Attorney Amelia
Zelenak

Minutes:

Moved by Nemeth, supported by Wilson, that the minutes of the Planning Commission Meeting

dated October 13, 2025 be approved. MOTION APPROVED UNANIMOUSLY.

Administrative Reports:

Southgate Towers project will be having a walk-through showing all the progress they have made.

At the 2025 Michigan Association of Planning (MAP) Conference, Mayor of Southgate, Joseph Kuspa
received the “Planning Advocate” Award. He is very involved in the Planning issues in the City.

Public Hearings/New Business:

1. N.C. Designers & Contracting, Inc., 18701 Northline Road, Southgate MI, Special
Condition/Site Plan Review, Proposed new Gas Station, Convenience Store and Restaurant
space. PC 11-2025

A PUBLIC HEARING WAS HELD N.C. DESIGNERS & CONTRACTING, INC. 18701
NORTHLINE ROAD, SOUTHGATE, M1, SPECIAL CONDITION/SITE PLAN REVIEW,
PROPOSED NEW GAS STATION, CONVENIENCE STORE AND RESTAURANT SPACE.

Notices were sent out.
Moved by Nemeth, supported by Wilson, to open the Public Hearing.

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.

The applicant was not present.
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No public comments were received.

Moved by Nemeth, supported by Orman, to close the Public Hearing.

Moved by Nemeth, supported by Yoos, to defer to the next meeting of the Planning Commission, a
Special Condition/Site Plan Review for N.C. Designers & Contracting, Inc., 18701 Northline Road,
Southgate MI, Proposed new Gas Station, Convenience Store and Restaurant space. MOTION
APPROVED UNANIMOUSLY.

Old Business:

Master Plan Update. Review handouts on Corridor Improvements, Goals and Objectives and
Implementation, will discuss at the next meeting.

Announcements:

None.

Adjournment:

Moved by Nemeth, supported by Orman, that this meeting of the Planning Commission be
adjourned at 6:58 p.m. MOTION APPROVED UNANIMOUSLY.

James Yoos
Chairman, Planning Commission
as
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2026 Planning Commission Meeting Dates
Informal Meeting Times - 6:30 PM
Regular Meeting Times - 7:00 PM

January 12
February 9™
March 9™
April 13"
May 11t
June 8™
July 13™
August 10™
September 14"
October 12%
November 9™

December 14"
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Information regarding request: :
I hereby request a hearing before this body to:

(Please supply detailed information. For exampie, why you are requesting the proposed action, a complete dascription of the project,
how the request is compatible with adjacent land uses and zoning districts, how the request is in compliance with the goals, policies,
and future land use pian of the City of Southgate Master Plan, any information you feel is pertinent to your application, stc. Feel free to
attach additional documents to this application if it will heip describe your project or if you need more room than is provided below.)
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A SKETCH CLEARLY DEPICTING THE REQUEST MUST BE ATTACHED TO THIS APPLICATION FORIT |

TO BE VALID. FOR SITE PLAN REVIEW, A SITE PLAN MEETING THE REQUIREMENTS OF SECTION ‘

1298.07 MUST BE ATTACHED.

The Applicant / Agent must appear before the Planning Commission on

(Date)

THE OWNER OF THE PROPERTY DESCRIBED ON THIS APPLICATION AND THAT ALL STATEMENTS |

HEREIN AND IN THE DGCUMENT\? SUBM;TT\ ED ARE TRUE.

N

: \ ) A
Signature - Owner / Agent:  (_/\| 1< - o ‘r} PRI sl Date:, 9/t 7/72045

To review your app!iéaﬁon properly, Planning Commission members may need access fo ihe property in
question. Please initial if permission is given for property access. INITIALS £ <

Fees must be paid at the same time this application is submitted to the City.

OFFICE USE:
Date Received: Received By:

- (Staff's Name)
Fee Charged: ‘ '
Check No.: ' : Receipt No.:

Created on February 15, 2007
Revision Recard:
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/ 1. BUILDING DESCRIPTION: ONE STORY COMMERCIAL BUILDING eSS INE RD . SOUTHGATE M ZONE: C2
/ ; 2. APPLICABLE CODE: BUILDING: 2021 MICHIGAN BUILDING CODE. (MBC) COVER COUNTY : WAYNE COUNTY
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INSTALLATION NOTES:
(D) TuRF / LAIN

N Rl T

NSNS,

(1a) SIDEWALK OR HARDSCAPE

@ 3" DEPTH ALONG TURF EDGE.
3" DEPTH ALONG HARDSCAPE EDGE
SHREDDED BARK MULCH, DEPTH AS SPECIFIED ON

FINISH GRADE, PROVIDE POSITIVE DRAINAGE.

@ CREATE SMOOTH TRANSITION FROM BED EDGE TO
FINISH GRADE OF BED, 2" MINIMUM.

TOPSOIL AS SPECIFIED.

MULCH EDGE ALONG

TURF / HARDSCAPE DETAIL oo & KsCoares vo

NOT TO SCALE

GENERAL NOTES

L1 )ALL LANDSCAPE INSTALLATION SHALL CONFORM TO THE LANDSCAFPE REQUIREMENTS AS
- QUTLINED IN THE ORDINANCES FOR NORTHVILLE, MICHIGAN,

@ALL PLANT MATERIAL TO BE INSTALLED PER PLANTING DETAILS ¢ SPECIFICATIONS.

(3)ALL LAUN AREA (AS INDICATED) ARE TO BE SODDED, UNLESS NOTED OTHERWISE, WITH A
MINIMUM 3" OF TOPSOIL.

(4) ALL LAUN AND LANDSCAPE AREAS (AS INDICATED) WILL BE IRRIGATED WITH AN AUTOMATIC
~ UNDERGROUND IRRIGATION SYSTEM. WATERING WILL ONLY OCCURE BETWEEN THE HOURS OF
124M AND BAM.

ALL EDGING (AS INDICATED) TO BE AS SFPECIFIED ON DRAWINGS ¢ DETAILS, INSTALL PER
MANUFACTURERS SPECIFICATIONS.

SIZE AND QUALITY OF LANDSCAPE MATERIAL SHALL BE IN ACCORDANCE WITH THE
= STANDARDS SET FORTH BY 'THE AMERICAN ASSOCIATION OF NURSERTMEN"

LANDSCAPE CONTRACTOR TO NOTIFY LANDSCARE ARCHITECT IN WRITING OF ANYT
—~ PROFPOSED CHANGE IN PLANT MATERIAL AND OR LOCATION. LANDSCAPE ARCHITECT TO
APPROVAL ALL SUBSTITUTIONS AND OR CHANGES IN WRITING, PRIOR TO INSTALLATION.

g THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL THE
DOES NOT MEET THE OWNER, LANDSCAPE ARCHITECT, OR INDUSTRY STANDARDS.

LAHE%E—AFE ARCHITECT TO APPROVE ALL PLANT LOCATIONS PRIOR TO INSTALLATION, ALL
~—~ CONSTRUCTION AND PLANT MATERIAL LOCATIONS MAY BE ADJUSTED ON SITE IF
NECESSARY.

F‘LANT TREES AND SHRUBS GENERALLY NO CLOSER THEN THE FOLLOWING DISTANCES FROM

(HYDRANTS:

DECIDUCUS TREES - 5 Lf.
ORNAMENTAL 4 CONIFEROUS TREES - 1@ Lf.
SHRUBBERY LESS THAN 12" HT. x 12" WD. (AT MATURITY) - 2 LF.

o NO DECIDUOUS OR CONIFEROUS TREES ARE TO BE INSTALLED OVER ANY PROPOSED OR
EXISTING UNDERGROUND UTILITY LINES AS SHOWN ON THE OVERALL SITE LANDSCAPE PLAN.
REFER TO CIVIL ENGINEERING FLANS FOR EXACT LOCATIONS AND DETAILS.

THE LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR A PERIOD OF
ONE (1) YEAR AFTER THE DATE THE WORK 1S ACCEPTED IN WRITING BY CONROY ¢
ASSOCIATES, INC. THE CONTRACTOR SHALL REPLACE, WITHOUT COST TO THE OWNER, ALL
DEAD PLANTS, AND ALL PLANTS NOT IN VIGOROUS THRIVING CONDITIONS, AS DETERMINED
BY CONROY & ASSOCIATES, INC., DURING AND AT THE END OF THE GUARANTEE PERIOD.
REPLACEMENT MATERIAL SHALL CONFORM TO THE ORIGINAL SPECIFICATION.

TREE 2" CAL. ¢ UNDER

DECIDUOUS TREE PLANTING DETAIL

INSTALLATION NOTES:
DiG PLANT POCKET 12" WIDER THAN EDGE OF ROOTBALL.
THOROUGHLY COMPACT BOTTOM OF PLANT POCKET. 19"

REMOVE ALL TWINE FROM TOF OF ROOTBALL. EXAMINE
TRUNK COLLAR ¢ REMOVE EXCESS SOIL FROM TOFP OF

ROOTEALL DOUN TC THE UFPPER LEVEL OF THE ROOT ¢ N

STYSTEM. SET ROOTBALL WITH TOP /2 OF BALL ABOVE RESERVEDR< G

FINISH GRADE. L

PARKING A

B

PLACE BACKFILL UNDER ¢ ALONGSIDE BASE OF BALL TO
STRAIGHTEN TREE. THOROUGHLY COMPACT TO FILL ALL é
vOIDS.

©Eo

,]8”

=
L
—
(L

(@) CONsISTING OF 50% TOPSOIL & 50% NATIVE SOIL ¢ =
COMPACT THOROUGHLY, ASSURING TREE I STILL ,_I_IAﬂ\

STRAIGHT. CAR \ BACKGROUND

| ACCESSIBLE
METAL
SIGN
REEN
BACKFILL PLANT POCKET SECOND 1/3 WITH PLANTING MiX

£ COMPACT THOROUGHL Y, ASSURING TREE 16 STILL LETTERING,
STRAIGHT. WHITE

BACKGROUND

BACKFILL PLANT POCKET I/2 WITH PLANTING MIX : : 8
S

Y
N
Q

@

BEFORE CONTINUING WITH BACKFILL, REMOVE TOF WIRE
LOOPS, OR BEND DOWN UNTIL THEY TOUCH SIDE OF BALL.
REMOVE EXCESS BURLAF.

®

BACKFILL PLANT POCKET LAST 1712 WITH PLANTING MIX 4
COMPACT THOROUGHLTYT, ASSURING TREE 1S STILL
STRAIGHT. SLOPE GRADE AWAY FROM TREE.

60" +

+—SIL. POST

IF PLANTED IN NON-IRRIGATED AREAS, FORM A SAUCER (2”X2”>
WITH SOIL AT OUTSIDE EDGE OF ROOTBALL.

® O

SHREDDED BARK MULCH, 4" DEPTH. MULCH TO BE
NATURAL IN COLOR. LEAVE 2-3" RING EXPOSED AT

(® BASE OF TRUNK.
_ MULCH RINGS TO BE CONSISTENT WITH PLANT TYPE/SIZE I
@ THROUGHOUT PROJECT & SHOULD NOT EXTEND BEYOND o fefed CONC
PLANT POCKET. - R N s BASE
O 2. . 'l ..‘"
MINIMUM 2'x2"x60" HARDWOOD STAKES TO EXTEND INTO M RO B
(D) UNDISTURBED SOIL UNDER PLANT POCKET. STAKE
LOCATIONS PER TREE TO BE CONSISTENT THROUGHOUT RO N
PROJECT. RO KN S
@ 1" WDE BELT LIKE NYLON, PLASTIC, OR OTHER LS s
ACCEPTABLE MATERIAL, NO WIRE OR HOSE TO BE USE TO SRR
GUY TREES. TWO (2) GUYS PER TREE.
,I 2”

ACCESSIBILITY

HANDICAPPED PARKING SIGN—DETAIL 3

QD

20177

PLANTING TREES ¢ SHRUBS

() Dla PLANT POCKET MINIMUM 24" WIDER THAN BALL.
(2)DiG PLANT POCKET FOR SHRUBS A MINIMUM OF &' WIDER THAN BALL OR CONTANER

(3)LOOSEN SOIL ON SIDES OF POCKET TO BREAK GLAZING CAUSED BY DIGGING.
THOROUGHLY COMPACT SUBGRADE.

cm‘rﬁxxc‘r@ﬁ TO VERIFY FERCOLATION OF PLANTING BED OR POCKET PRIOR TO
INSTALLATION.

(B) COMPLETELY REMOVE ALL CONTAINERS AT THE TIME OF PLANTING.
ALL UNSUITABLE SOIL TO BE REMOVED FROM SITE.

(I ALL HEIGHTS SHOWN ON DETAILS ARE BEFORE PRUNING.

(8) ALL DEPTHS SHOUN ON DETAILS ARE BEFORE SETTLING.

(2)SET /8 OF BALL IN POCKET, EXPOSING /8 OF BALL AT GRADE MINIMUM.

(2) BACKFILL PREPARED SOIL TO I/3 THE DEPTH ¢ COMPACT THOROUGHLY, BACKFILL SECOND
173 & COMPACT THOROUGHLY, FINISH BACKFILL ¢ COMPACT THOROUGHLY.

(LOOSEN ¢ REMOVE ALL LACING FROM BALL.

(12) BACKFILL WITH PREPARED SOIL.

C;QYEE PLANT POCKET AREA ¢ ALL PLANTING BEDS WITH A MINIMUM 2" DEPTH SHREDDED
BARK MULCH. LEAVE 3" RING EXPOSED AT BASE OF ALL INDIVIDUAL TREES. MULCH TO BE
NATURAL IN COLOR.

ALL ANNUAL ¢ PERENNIAL BEDS ARE TO BE EXCAVATED TO A DEFTH OF &" ¢ REFLACED
WITH A PLANTING MIX CONSISTING OF B52% SANDY SOIL ¢ 50% LEAF COMPOST.

(B) ALL PLANTS ARE TO BE PLUMB PRIOR TO STAKING. STAKING IS NOT TO BE USED TO
STRAIGHTEN LEANING MATERIAL.

(©) ALL STAKING ¢ GUTING MATERIAL TO BE REMOVED BY LANDSCAPE CONTRACTOR ONE (1)
TEAR AFTER INSTALLATION.

1 OI_OII

1 OI_OII

4" BRICK TO MATCH BLDG.

4" CAP BLOCK ON 8" CMU REINF. & GROUTED
AMFAB MODEL 900-GG 55 3/4" X 72" METAL GATES
[ | D D [ ] W/6 HINGES, LATCH AND GATE STOP HARDWARE.
[0 m— ———ol] | #5 REBAR WITH 6" FIELD WELD HINGES TO ANGLE W/2"' BOTTOM
[ BENDS, 25" MIN OVERLAP — — CLEARANCE
] | IN BOTH FOOTER AND ] —
LINTEL. |
L 6" BOLLARDS A — LATCH —
SCH 80 STEEL | \ ] TYP
SEE BOLLARD DETAIL 2_‘]/2|| CANE I_ATCH : : 1/8“ :
SLOPE / #5 VERTICAL T — V\//9/1 6 IX3" 1l -
| R s SL0PE || MOHPERSSETR [ sopp o€
. - I NG SLAR 2-0'0.C.
/ . 8'x8'X16' CMU ‘ fgﬁéE’ - [ | _[\ ]
W/ 4" BRICKVENEER /: ; ] ] CURB
HINGE [ | [
|| coRes NFRsT 1610 HH 5140 STEEL HOOK WELDED ] Il Il 1| [ — FINISHED COCN. GRADE
o W/CONCRETE TO ANGLE & EMBEDDED IN ~ < - 4 2 2 S 1
LI MORTOR (4) WELDS PER ANGLE ‘ ] _ ' B 944, a4 s
<l AN 1 L _ : | 1642 (MIN) CONC. TRENCH
o e )\ St e =3 | - FOOTING W/ (3) #5 BARS TOP
: .- .-q R - 7 <. 4 q.' E%FLLRDS gg P <  . AND BOTTOM
; e R e, ->DRILLHOLESINCONCRETE g% '.'4.
N N FOR GATE STOP HOLDERS L 8" CONC. PAD REINFORCED W/6X6-6/6 |«
O: : RN R R A ” -<7“4"®/ i 4
o 4 y 8" CONC. PAD : : WWF

T . .4 ) B
a4 . . : 4 g K !
\ A e, o a T
. < a4 .

DUMPSTER PAD & ENCLOSURE PLAN
N.T.S.

REINFORCED W/6X6-6/6
WWF

DUMPSTER FRONT ELEVATION
N.T.S.

/" DUMPSTER ENCLOSURE
\_/
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< FETS [T 35150 wsam | s | amim | assm | s |
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DSX1 Area Luminaire - EPA
el el regealem

rchuies kv Rmprg arm. Cthes ssnoms

i | P T T T r——

e trackees o onher acsrmnnes see ot inchided in th 66 dara

1011

123 15"
(10 " I8 Pl 35" iy I 15
FrTy - o 5 : 3 i s
RPUMEL 5] 3-1E 15" 5 F 35" '
Catalog
......
' LITHONIA totes
LIGHTING.
—
Type
CONTRACTOR

SELECT™

Contractor Select”

CNY LED ALO

Conopy Luminaire
Adjustable+Switchable+Photocell
+Occupomncy Sensor

The
solul

FEATURES:
= 3 power levels deliver 5,000 - 10,000 lumens.

[erewuig

j Adjustable Lumen Output E Switchable(CT
Ao i I T
APPLICATIONS

ﬂ Integrated Photocel @ Integrated Mation Sensor e
| © € Gw- 5 REPLACEMENT

éﬁ

e

[QWYLEDALOSWW2UWOLTPEPRODBM2 | 00tosooosost | *gssius | 160 | Upto2soWHID | PCUNV 53
W HID.

CNYLED ALOSWW2 UVOLT PEPIR WH M2 0197589495126 | *284HUH | 180 | Upto2SOWHID |

7500 5 400K 7403

nnnnn
10000 5 400K 9894

CONTRACTOR SELECT CNY LED ALO

Specifications
e 101 e
33"
gl HEES
el o
HeightH1: 7172
Heighthz: 12"
Weight 27 Ihs
imax): i
Ordering Information

PIRTFY

PIRHIFCY

The Wall Pack Medium Contractar Series Gen 1 offers
maximum light autput for general purpose amea and security lighting
ina classic design. The luminaire efficiently delivers lumens and
consumes less energy than traditional wall meunt tachnologies

Securily Lighting, Perimeter Lighting, Building Entrances, Walkways,

100W - 250W MH

WES

Sl

EL UNV.BW

D-Series Size 1
LED Area Luminaire

Introduction

The modem styling of the D-Series is striking
yet unobtrusive - making a bold, progressive
statement even as it blends seamlessly with its
environment. The D-Series distills the benefits
of the latest in LED technelogy inta a high
performance, high efficacy, long-life luminaire.

The outstanding photometric performance
results in sites with excellent uniformity, greater
pole spadng and lower power density. [tis
ideal for replacing up to 750W metal halide in

pedestnan and area lighting applications with
typical energy savings of 65% and expected
service life of over 100,000 hours.

2

iy SPUMEBA
'

He APUMEA

oLt Shipped induded
wr |
QAR | gy

oy i
Posrad pake wowversal mounting atapte
m_ Shipped separately

0. MAS DRI Mast o

{specky s

DoED

DWHID

DAL Bac
ONAXD  Hatural al

DOETND e
DELEXD I
DNATXD  Tectured natursd

EXAMPLE: DSX1 LED P7 40K T3M MVOLT SPA MLTAIRZ PIRHN DDBXD

il rcunng adegr

NORTHLINE ROAD (120 WIDE R—-O—W)

(ASPHALT PAVEMENT)

PROUECT:

CATALOG #:
FIXTURE TYPE:
MNOTES:

WMC 105 DLC 4.4

PERFORMANCE INFORMATION

WMC 35G1 4K Jow 3,592 | 4000K
WMC 35G1 3K 30w 3,600 | 5000K
WMC 50 G1 4K A0W 5077 | A000K
WMC 50 G1 5K 40W 5100 | 5000K
WMC 80 G1 4K &5W 7B24 | 4000K
WmMC 80 G1 5K G5W 7900 | 5000K
WMC 105 G 4K 0w 10,124 | 4000K
WMC 105 G1 5K 0w 10,500 | 5000K
WMC 145 G1 5K 125W | 14,500 | 5000K

ORDERING GUIDE

EXAMPLE: WMC 50 G1 SK

Page 10f2

IOW /40N SEW

[IEL UNV-8W=Eme

Lurninsie Typse Lutman Dt Genartinn | Veliage oot Finish Opiisrs
(7] WME {7135 3600 lumens | @G [IBLANK= |[]4K | BLANK= [ BLAMK=Ho Ogiicn
Medium Wall Fock 120:277V 400K | DadcFronre []PC UNV B3=Button Fhotocell
Conlracior Series 7 *
Wl Sel [7]5K €=Cuatom [JEL UNV-8W-AIO=Ermergency Backip Ki for
SD00K #

rgency Backup Kit for

L

SQUARE STEEL POLE

1" GROUT

3/4"

6” MIN. HIGH SONOTUBE

10.5" SQ.

5.0" MAX.

AT TOP OF FOUNDATION ——
TO FORM TRUE CIRCLE b

(8) #4 TIES EQUALLY
SPACED

CONDUIT ==

(6) #6 VERT. BARS

[\ (8) NUTS
8) FLAT WASHERS

GRADE

\ SUITABLE BACKFILL

AROUND ENTIRE
CIRCUMFERENCE

6’—0”

USE 4000 PSI

CONCRETE FOR FOOTING

3” ]
(TYP.)

S

R e i R B s S
T ——————

N
|
Q,

FOOTING DETAIL

NO SCALE

ROP.

BOLT PROJECTION 4.25" MIN.
4§ 3/4 "x25"x3" WITH

COMPACTED IN 12" LIFTS
TO OPTIMUM DENSITY

FIXTURE TYPE
ALY

STRAIGHT SQUARE
STEEL POLE DARK
BRONZE POWDER
COATED FINISH

*For a custom color, pleasa

CONC.
CURB

[

NO SCALE

LIGHT POLE ELEVATION

call o ploce your order

"HO TOME TRIC PLAN

LAND AREA

0.722 + ACRES

w E

SCALE 17 =

15 =07

5" TALL.CAT TAILS{THICK)

@,,7 JE - a4 — N A . < - . - . R PR - -
0.0 0.0 0.0 0.1 0.1 0.1 0.3 0.2 0.2
|
0.0 0.0 0 7/ 0.1 0.3 0.4 1.0 3.3 2.7
i ,oz' ,."'/7" " .
0.0 0.1 )47 2 (0.4 0.9 1.3 2.5 3.1 4.0 3.6 3.1 3.1
' g T B - R
io.o 0.1 0.2 0.9 4.0 7.6 4.3 3.1 3.0 2.9 2.7 3.9
| — | )
0.0 3.0 2.6 2.2 2.3 2.3 4.3
| I
0.0 10.5 4.6 1.8 1.5 2.2 5.5
| ]
lo.o 10.7 4.4 1.4 1.2 2.2 5.7
| |
N -
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Date: November 5, 2025
Special Condition and Site Plan Review

City of Southgate, Michigan
- 000__00000000000__]
APPLICANT: NC Designers & Contracting

ADDRESS: 3241 S Telegraph
Dearborn, M1 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.

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
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Figure 1. Aerial View of Property
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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
84 Feet (Frontage

Front 25 Feet 41 Feet ENorthIigne)) 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
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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 e Vacant Building e (C-2, General Business
North e Commercial e (-2, General Business
East e |75 e (-2, General Business
West e Arby’s e (-2, General Business
South o |75 e 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.

No. of | No. Spaces
Requirement Calculation Spaces Provided
Required &
& Other Other
1.5 spaces per nozzle 1.5x 8 =12 spaces
Off-street parking 1 space for each 250 Sq. Ft. 1,500/ 250 =6
. of usable floor area spaces 28 Spaces | 33 Spaces
1 space per 75 Sq. Ft. of 700/75=10
restaurant area spaces (9.33)
Barrier Free 1 space per 25 parking 50/35=142->2 2 spaces 2 spaces
spaces spaces
Maneuvering Lane
Width 22 feet 30 + Feet on plans 22 feet 30+ feet
Size of parking
space/width & Length — 19 feet Length — 20/18 feet ) )
Width — 10 feet Width -9 feet
length
- 50 ft frontage
Loading spaces 10sf per 1 foot of building (Northline) x 10 sf= | 500 sqft | 500 sq ft
frontage
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.
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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.

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.

Provide demolition plan.

Planning Commission to determine compatibility with surrounding properties.

Address parking discrepancies #1-3.

Revise parking space dimensions to meet ordinance requirements.

Clarify timing and frequency of deliveries.

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

ok wNhE

on plans.
CA SLf?WOH AN ASSOC., INC. CARLI)‘B‘[E/WO ASSOC., INC.
JoHin L. Enos, AICP Joe Pezzotti
ice-President Community Planner
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