
     CITY OF SOUTHGATE 
PLANNING COMMISSION 

AGENDA 
 

MONDAY, March 16th, 2026 
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. APPROVAL OF AGENDA 

IV. MINUTES 

1. Minutes of regular Planning Commission meeting date March 9th, 2026 

V. ADMINISTRATIVE REPORTS 

VI. PUBLIC HEARINGS 

1. Proposed Rezoning, 15748 Fort 

VII. NEW BUSINESS 

1. Proposed Rezoning, 15748 Fort 

VIII. OLD BUSINESS 

IX. ANNOUNCEMENTS 

X. ADJOURNMENT 
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C-2 General Business

Vacant parking lot and funeral home

224' on Fort St90'X224'.463 acres

53-019-06-0013-301

Fort Street, Spruce Street & Peach Street

15748 Fort St., Southgate, MI
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We are requesting a rezoning for the property at 15748 Fort St. to allow for a drive-thru only coffee
use. The properties to the north of the parcel along Fort St. are zoned C-2 as well as several other
large stretches of properties as you approach Eureka as well as north of that street. The coffee
brand uses a unique operating model that eliminates menu boards and speaker box ordering,
relying instead on hand-held devices and mobile ordering to expedite customers through the site.
This also eliminates the potential noise pollution that could be of concern to residential neighbors.
Landscape buffering is also proposed to be utilized to further shield any neighboring residences.
There are no food sales on site, only beverages which also expedites the customer thru-put. 
By rezoning to C-2 this property would be able to be fully utilized rather than sitting vacant and
would help to strengthen the Master Plan Eureka Corridor even further and provides a use that
would benefit the residents and commuters along Fort Street.
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 Date: January 23, 2026 
  

REZONING ANALYSIS 
City of Southgate 

 
 
Applicant:   Jennifer Krack 
    1062 Ridge Street 
    Columbus, OH 43215 
 
Property Address:   15748 Fort Street  
    Southgate, MI 48195 
 
Property I.D. #:     53-019-06-0013-301 
 
Current Zoning:    C-1, Community Business 
 
Requested Zoning:   C-2, General Business 
 
Required Information:  Provided below. 

DESCRIPTION 

The City is in receipt of a rezoning application for the above-mentioned address. The nature of the 
request as stated in the application is to rezone the property from C-1, Community Business to C-2, 
General Business, to allow for a drive-through-only coffee shop. The existing use of the property for 
many years has been a funeral home.  
 
The role of the Planning Commission in relation to the requested rezoning is to review the application 
based on the current Master Plan and the standards of rezoning outlined later in this report. A 
recommendation of approval or denial is then forwarded to City Council, who will make a final 
determination on the rezoning. When reviewing the rezoning application, the Planning Commission and 
City Council must consider all permitted and conditional uses allowed in the C-2 District, rather than 
what is proposed by the applicant.  
 
If the City approves the rezoning, future applicants will then be required to submit a detailed site plan to 
the Building Department for review and approval of any future proposed uses. At that time, the City will 
review specific design requirements such as landscaping, lighting, circulation and building elevations.  
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Figure 1 – Aerial View of Property  

 
Aerial Photo Date: October 2025 

SURROUNDING ZONING AND LAND USE 

Neighboring zoning, land use, and current Master Plan designation are summarized in the following 
chart: 
 

 Existing Land Use Current Zoning Future Land Use 

Site • Funeral Home • C-1, Community Business • Mixed Office/Commercial 

North • Offices • C-1, Community Business • Mixed Office/Commercial 

East • Commercial • City of Wyandotte, Commercial • Mixed Use 

West • Single Family Homes • R-1B, One Family Residential • Single-Family Detached 

South • Urgent Care • C-1, Community Business • Mixed Office/Commercial 
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MASTER PLAN CONSIDERATIONS 

The Future Land Use Map of the Southgate Master Plan has designated the subject property for Mixed 
Office and Commercial. This land use category is found on properties that have frontage along Dix-
Toledo, Northline, and Fort Street. The future land use category includes “A combination of land use 
types that complement each other within a specific area. However, it is intended that the Mixed Office 
and Commercial category be occupied predominantly by office and commercial establishments.”   

Figure 2 – Future Land Use Map 

 
 
As reported in the Master Plan, commercial development is an essential element of the City’s economic 
base. Commercial establishments provide goods and services to consumers, promote economic stability, 
and generally enhance the quality of life for area residents.  Several goals and objectives in the Master 
Plan encourage non-traditional economic development initiatives to encourage commercial 
development that provides a positive contribution to the local tax base. The Master Plan encourages the 
provision of reasonable opportunities for the establishment of commercial uses that meet the 
demonstrated market needs of City residents.  
 
We are of the opinion that the proposed rezoning is in conformance with the future land use map and 
the proposed zoning district contains uses compatible Mixed Office and Commercial land use 
designation, and the economic development policies of the Master Plan.   
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DEVELOPMENT POTENTIAL 

Listed below are the permitted and conditional land uses of the C-2 District that could potentially be 
built following the rezoning, if granted, that are not permitted under the current C-1 District:  
 

• Retail outlets with principal sale of alcoholic beverages* 
• Car washes (completely enclosed) 
• Bus passenger stations 
• Automotive outdoor sales/indoor showrooms (no trucks or heavy equipment)*/** 
• Plumber, electrician, or similar establishments (no outdoor storage) 
• Open front stores*/** 
• Drive-in restaurants* 
• Veterinary hospitals or clinics* 
• Plant nurseries* 
• Gas stations* 
• Bowling alleys, indoor archery ranges, tennis courts, etc.* 
• Automotive repair shops* 
• Arcades* 
• Fast food/drive-through restaurants* 
• Theaters, assembly halls*/** 
• Automotive driving schools*/** 

 
*Conditional Use 
**Unlikely due to parcel size 
 
While the uses above may be listed as a permitted or conditional use in the C-2 District, the entire site 
area including the office building to the north (separate parcel) measures at just over half an acre (0.61 
acres). As a result, some uses listed above may not be compatible with the site area. In addition, all the 
uses listed above would require site plan review and approval by the Planning Commission.  

REZONING FINDINGS 

The following criteria are used to determine the compatibility of a rezoning.  
 

A. Whether the rezoning is consistent with the policies and uses proposed in the City of 
Southgate Master Plan. 
 
CWA Comment: The proposed rezoning is consistent with Goal 4 of the Master Plan, which calls 
for providing an opportunity for the establishment of commercial uses in appropriate areas that 
provide a positive contribution to the City’s tax base, which the applicant should be prepared to 
elaborate further on. The Fort Street Corridor is mainly automotive-oriented, for which the C-2 
District permits many automotive oriented uses as listed above.  
 

B. Whether all of the uses offered as part of the conditions to the rezoning, or if no specific uses 
are indicated, all of the uses allowed under the proposed zoning district would be compatible 
with other zones and uses in the surrounding area. 
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CWA Comment: Fort Street is a highly traveled, commercially oriented corridor shared between 
the City and the City of Wyandotte, which envisions the eastern side of Fort Street as Mixed Use, 
that looks to minimize parking impacts with neighborhood focused uses.  
 
The character of the site and surrounding area are predominantly commercial, service, and retail 
uses along Fort Street with residential neighborhoods immediately adjacent. The proposed C-2 
zoning district and its permitted and conditional uses would be compatible with the surrounding 
area.  
 

C. Whether any public services and facilities would be adversely impacted by a development or 
use allowed under the requested rezoning. 
 
CWA Comment: All necessary public services, utilities, and facilities such as water and sewer 
currently serve the site, as the current use is a funeral home. Police and fire services review of 
any new site orientation will be required during site plan review.  

 
D. Compatibility of the site's physical, geological, hydrological, and other environmental 

features with the potential uses allowed in the proposed zoning district. 
 

CWA Comment: The subject site is already developed, with no significant natural features 
present.  

SUMMARY OF FINDINGS 

After reviewing the City Master Plan, adjacent zoning districts, and the future land use map for the 
subject property, we recommend the Planning Commission forwards a recommendation of rezoning 
approval to City Council.   
 
1. The rezoning is supported by the Master Plan and accomplishes general and specific economic 

development policies of the Master Plan. The applicant should be prepared to explain how the 
rezoning addresses local market needs and provides a positive contribution to the tax base.  

2. The rezoning is consistent with the City’s Future Land Use Map, as the Mixed Office and 
Commercial category calls for office and commercial establishments, which the C-2 Districts allows 
through its permitted and conditional land uses.  

3. The uses contained in the C-2 District can be served by existing public services and utilities. Any 
future proposed water or sewer line improvements should be evaluated by the City Engineer and 
Department of Public Services (DPS). 
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