
     CITY OF SOUTHGATE 
PLANNING COMMISSION

AGENDA 

MONDAY, July 13th, 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 June 8th, 2026

V. ADMINISTRATIVE REPORTS

VI. PUBLIC HEARINGS

1. Conditional Use Review, 14750 Fort

2. Rezoning Review, 15468 Northline

VII. NEW BUSINESS

1. Conditional Use Review, 14750 Fort

2. Rezoning Review, 15468 Northline

3. Site Plan Review, 14005 Allen

VIII. OLD BUSINESS

1. Planned Development (PD) Site Plan Amendment, 15601 Northline



IX. ANNOUNCEMENTS 

X. ADJOURNMENT 
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City of Southgate 
Planning Commission Meeting 

June 8, 2026 
 

 This meeting of the Planning Commission was held in the Municipal Council Chambers, 14400 Dix-
Toledo Highway, Southgate, Michigan on Monday, June 8, 2026, and called to order by Chairman James 
Yoos, at 7:00 p.m.  
 

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

 
ALSO PRESENT:  City Planner Joe Pezzotti, Building Official Tim Leach, City Administrator Dan 
                                Marsh, City Attorney Amelia Zelenak, Council Member Priscilla Ayres-Reiss 
 
Agenda: 
Moved by Nemeth, supported by Wilson, to approve the Planning Commission Agenda as submitted.  
MOTION APPROVED UNANIMOUSLY. 
 

Minutes: 
Moved by Nemeth, supported by Orman, to approve the Planning Commission Meeting Minutes 
of May 11, 2026.  MOTION APPROVED UNANIMOUSLY. 
 
Administrative Reports: 
 
The Southgate Towers project will be having their Ribbon Cutting on Tuesday, August 18, followed by 
additional festivities. 
 
Festivities and Fireworks are back on July 3rd, beginning at 6:00 p.m. 
 
The Planning Commission will provide ordinance revisions on Commercial Properties Setbacks. 
 
The Planned Development Project for the Aquinas property at 15601 Northline Road should be at the July 
Meeting. 
 
Public Hearings: 
 1.  Special Condition Use/Site Plan Review, Carly Detar, 15748 Fort Street, Proposed Construction of 
                  a new drive-through-only coffee establishment. 
 
A PUBLIC HEARING WAS HELD FOR CARLY DETAR, 15748 FORT ST. SOUTHGATE, MI 
48195, SPECIAL CONDITION USE/SITE PLAN REVIEW, PROPOSED CONSTRUCTION OF A 
NEW DRIVE-THROUGH-ONLY COFFEE ESTABLISHMENT. 
 
Notices were sent out. 
 
Moved by Clark, supported by Codrington, to open the Public Hearing. 
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Several residents were present opposing this project with the following concerns; increased traffic congestion 
and safety risks for pedestrians, children and nearby residents, noise from drive-thru operations, increased 
litter, lighting.  They believe new business development is important but this location is not compatible with 
the surrounding residential area and would have a significant negative impact on nearby residents. 
 
Moved by Nemeth, supported by Codrington, to close the Public Hearing. 
 
New Business: 
 1.  Special Condition Use/Site Plan Review, Carly Detar, 15748 Fort Street, Proposed Construction of 
                  a new drive-through-only coffee establishment. 
 
The City is in receipt of a conditional use and site plan review application for the construction of a new 
drive-through-only coffee establishment located along Fort Street. The parcel was recently rezoned from 
C-1, Community Business to the C-2, General Business district where drive-through establishments are a 
conditional land use within the district, subject to additional special conditions which are outlined later 
within this report. The current size of the subject parcel is 0.46 acres. 
 
The project recently received a dimensional variance from the Board of Zoning Appeals (BZA) to allow a 
ten (10) foot deviation from the twenty-five (25) foot front yard setback requirement, allowing the fifteen 
(15) foot front yard setback along Fort Street, as shown on sheet C-3.0.1 be deferred to a later meeting date  
 
Moved by Nemeth, supported by Orman, to approve a Special Condition Use, for Carly Detar, 15748 
Fort Street, Proposed Construction of a new drive-through-only coffee establishment, with the following 
conditions: 

 
1.   Provide confirmation MDOT permit including Traffic Study approval.  
2.   Will not affect the safety and welfare of the residents. 

 
MOTION APPROVED UNANIMOUSLY. 
 
Moved by Nemeth, supported by Orman, to approve a Site Plan Review, for Carly Detar, 15748 Fort 
Street, Proposed Construction of a new drive-through-only coffee establishment, with the following 
conditions: 
 

1.    Planning Commission to determine compatibility with surrounding properties. 
2.    Show loading area on plans. 
3.    Provide confirmation MDOT permit has been applied for. 
4.    Provide turning radii. 
5.    Fire Department and Engineer for review of site circulation. 
6.    Replace Ginko and Honey Locust trees with suggested trees noted on Planners review. 
7.    Provide 10% landscaping calculation. 
8.    Confirm if irrigation system will be installed. 
9.    Increase shrub spacing to three (3) feet. 

10.   Reduce pole mounted light fixture height to twenty (20) feet. 
11.   Reduce foot candle measurements along western property line to 0.0-03 foot candles. 
12.   Add “do not enter” and “left turn only” signage at Spruce Street exit. 
13.   Provide updated building elevations reflecting correct canopy overhang. 
14.   Approval of proposed exterior building materials by the City Building Department. 
15.   LED lighting will be downcast towards Fort St. and not residents on the west side. 
16.   Will design curb cut driveway to provide safety measures. 
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MOTION APPROVED UNANIMOUSLY. 
 
Old Business: 
 1.  AMG Apartment Management, Maple Village of Southgate, LLC, Site Plan Review, 15685 
Goddard Road, Southgate, MI 48195, (40) additional multi-family apartment units. 
 
The city is in receipt of a site plan review application for the proposed expansion of the existing Maple Village 
Apartments along Goddard Road. The proposed expansion will consist of forty (40) additional multi-family 
apartment units constructed in the same style and size as the already existing units. The expansion will occur in 
the northeast corner of the 23-acre parcel which is currently existing open space. The parcel is currently zoned 
RM, Multiple Family Residential where apartment buildings are a permitted use within the district, subject to 
site plan review and approval by the Planning Commission. 
 
The applicant has addressed several issues on this project.  
 
Moved by Clark, supported by Nemeth, to approve a Site Plan Review for AMG Apartment 
Management, Maple Village of Southgate, LLC, 15685 Goddard Road, Southgate, MI 48195, (40) 
additional multi-family apartment units, with the following conditions: 
 

1.   Approval of site access and circulation by Fire Department. 
2.   Approval of site access and circulation by City Engineer. 
3.   Clarify pedestrian connections to Clubhouse and Goddard sidewalks. 
4.   City Engineer approval of proposed utilities. 
5.   Add lighting pole fixtures as noted. 
6.   Approval of proposed building materials by the City Building Department. 
7.   Add crosswalks pedestrian signage, stripping and speed bumps.  

 
MOTION APPROVED UNANIMOUSLY. 
 
Announcements:   
 
None.  
 
Adjournment: 
Moved by Nemeth, supported by Wilson, that this meeting of the Planning Commission be adjourned at 
8:01 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: June 18, 2026 
 

Special Condition Review 

City of Southgate, Michigan 
ARIANCE ANALYSIS 
 

APPLICANT:   John Spreitzer 
 
ADDRESS:   565 Ottawa Drive 
    Troy, MI 48085 
 
PARCEL ADDRESS/ID:  14750 Fort Street 
    53-018-04-0263-002 
 
CURRENT ZONING:  C-2, General Business 
   
ACTION REQUESTED:  Special Condition Review   

PROJECT AND SITE DESCRIPTION 

The City is in receipt of a conditional use application for a new pizza delivery/carryout only establishment, 
located on the corner of Fort and Sycamore Street within an existing building. The parcel is zoned C-2, 
General Business district where delivery/carryout restaurants are not specifically listed as a permitted or 
special use. The closest associated use is sit down restaurants, which are listed as a conditional land use 
within the C-1 district and therefore considered a conditional use in the C-2 district, or a drive-in 
restaurant which is listed as a conditional use in the C-2.  

 
The size of the subject parcel is 0.26 acres. The site is developed with an existing building and associated 
20-space parking. The proposed pizza establishment will utilize one half of the building, currently being 
used as a smoke shop. The other half of the building is proposed to be a future commercial use, which will 
be limited to the uses listed in the C-2 District.  
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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 0.26 Acres Yes 
Lot Width N/A 100+ Feet Yes 
Setbacks (Scale Measured) 
Front 25 Feet 0 Feet No* 
Side (Exterior) 25 Feet 70 Feet Yes 
Rear 20 Feet 10 Feet No* 
Lot Coverage N/A 35% Yes 
Building Height 40 Feet, 2 Stories Max. Unknown, 1 Story Yes* 

*The existing building is legally nonconforming, so while setback requirements may not be met, the 
building may continue to operate so long as the footprint is not expanded.  
 
Items to be Addressed: None. 
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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 Current Zoning 

Site • Commercial (Smoke Shop)  • C-2, General Business 

North • Medical Office (Chiropractor) • C-2, General Business 

East • Commercial (Strip Mall) • B-2, General Business (City of Wyandotte) 

West • Residential • R-1B, One Family Residential 

South • Commercial (Car Wash) • C-2, General Business 

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

BUILDING LOCATION AND SITE ARRANGEMENT 

The existing building is located in the northern portion of the site, along Fort Street, with off-street parking 
located to the south. Access is provided from Fort Street along an existing entrance. A public alley is also 
located on the western side of the property.  
 
Items to be Addressed: None.  

PARKING, LOADING 

Per section 1292.02, carryout establishments are required to provide “One space for each 75 square feet 
of food preparation area, plus ten front to back spaces for the drive-through window.” We note that no 
drive-through facilities are proposed. A summary of parking and loading requirements is located within 
the table below.  
 

 Calculation/Requirement # of Spaces 
Required/Other 

# of Spaces 
Provided/Other 

Meets 
Requirement 

Off-Street Parking 
Spaces  

1,000/75 square feet of 
food prep area = 13.33 13 spaces 18 spaces Yes 

Stacking Spaces  10 stacking spaces  N/A N/A N/A 

Barrier Free Spaces 1 space per 25 parking 
spaces 1 space 2 spaces Yes 

Maneuvering Lane 
Width (90-degree) 22 feet - 27 feet Yes 

Parking Space 
Dimensions 

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

Width – 10 feet 
Yes 

Loading Area 10 sf per 1 foot of 
building frontage 

50 feet x 10 = 
500 square feet Unknown Information 

Needed 
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Section 1292.03 requires maneuvering lane width for 90-degree parking to measure at least twenty-two 
(22) feet. The current site layout meets this requirement. Existing parking space dimensions are measured 
at ten (10) feet by nineteen (19) feet, meeting ordinance requirements. The location of the loading area 
and timing of deliveries will need to be clarified by the applicant.  

Items to be Addressed: Clarify loading activities and timing.  

SITE ACCESS AND CIRCULATION 

Site Access: The building will be accessed via Fort Street, as well as the public alley abutting the property 
on the western side for emergency and garbage disposal vehicles. Please note the change in use will 
require MDOT approval, and proof of an MDOT permit (or process started) will be required.  
 
Circulation: Maneuvering lane widths are based on the angle of parking spaces provided, with 90-degree 
spaces proposed in the northern portion of the site, where maneuvering lanes are required to be twenty-
two (22) feet wide, which have been met. We defer further review of site access and circulation to the 
Southgate Fire Department and Engineer.  
 
Pedestrian Circulation: Existing pedestrian sidewalks along Fort and Sycamore Streets will remain as is. 
Existing barrier free spaces also provide the closest walking path to the building.   
 
Waste/Dumpster Enclosure: An existing dumpster enclosure is located on the western portion of the site.  
 
Items to be Addressed: 1) Provide confirmation MDOT permit has been applied for. 2) Review and approval 
of site circulation by Fire Department and Engineer. 

UTILITIES 

The building will continue to be served by existing utilities. We ask the applicant to confirm if any utility 
changes are proposed. If so, we defer further review of all proposed utilities to the City Engineer for 
approval.  
 
Items to be Addressed: 1) Confirm if utility work is proposed. 2) City Engineer approval of proposed utilities.  

LANDSCAPING 

No additional landscaping is proposed. Existing green space is located on the southern portion of the site 
near the Sycamore Street sidewalk.  
 
Items to be Addressed: None.  

LIGHTING 

No changes to exterior lighting of the site are proposed. Existing lighting fixtures facing the parking lot are 
attached to the building. Google street view shows the fixtures are not set to a 90-degree angle, which 
they should be set at to reduce glare from reaching Sycamore Street.  
 
Items to be Addressed: Adjust lighting fixtures to 90-degree angle.  
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SIGNS 

A concept elevation of the building entrance shows proposed wall signage and a monument sign along 
Fort Street, which will be subject to approval by the City Building Department following site plan review.  
 
Items to be Addressed: None.  

FLOOR PLAN AND ELEVATIONS 

Floor plans and elevations of the building have been provided. Proposed building materials appear to 
consist of primarily brick paneling. We defer final approval of proposed building materials to the City 
Building Department.  
 
Items to be Addressed: Approval of proposed exterior building materials by the City Building Department. 

SPECIAL CONDITION REQUIREMENTS 

Per section 1278.03, sit down restaurants are a conditional use, subject to a public hearing before the 
Planning Commission. There are no specific conditions of approval for this type of use. 

RECOMMENDATION 

Based on the information provided, we recommend the conditional use permit for the proposed carryout 
pizza establishment be approved, with the following conditions/ revisions being met: 
 

1. Planning Commission to determine compatibility with surrounding properties.  
2. Clarify loading activities and timing.  
3. Provide confirmation of MDOT permit process. 
4. Review and approval of site circulation by Fire Department and Engineer.  
5. Confirm if utility work is proposed. 
6. City Engineer approval of proposed utilities.  
7. Adjust lighting fixtures to 90-degree angle.  
8. Approval of proposed exterior building materials by the City Building Department. 

 
Per Section 1262.09(C), the Planning Commission may impose conditions of approval that it determines 
are necessary to ensure the proposed use is compatible with surrounding properties and the character 
of the area. 
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 Date: July 6, 2026 
  

REZONING ANALYSIS 
City of Southgate 

 
 
Applicant:   Legacy Properties Acquisitions 
    15450 Northline, Ste 102 
    Southgate, MI 48195 
 
Property Address:   15468 Northline 
    Southgate, MI 48195 
 
Property I.D. #:     53-002-01-0040-000 
 
Current Zoning:    RO-1, Restricted Office 
 
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 RO-1, Restricted Office to C-2, 
General Business, to allow for a neighborhood commercial plaza, with possible tenants including 
restaurants, coffee shops, retail stores, fitness studios, etc. The property has been and is currently 
vacant.   
 
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, the applicant, or any future applicant, will 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 • Vacant • RO-1, Restricted Office • Mixed Office and Commercial 

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

East • Medical offices • RO-1, Restricted Office • Mixed Office and Commercial 

West • Commercial • RO-1, Restricted Office • Mixed Office and Commercial 

South • Preschool • RO-1, Restricted Office • Mixed Office and Commercial 

 



15468 Northline Rezoning Request 
July 6, 2026 

3 

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 described 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.  
 
The proposed rezoning appears to be in conformance with the future land use map and the proposed 
zoning district contains uses compatible with Mixed Office and Commercial land use designation and the 
economic development policies of the Master Plan.   
 
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. 
 

• Any permitted use within the C-1 District 
• Any conditional land use within the C-1 District 
• Auto washes when completely enclosed in a building 
• Bus stations 
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• New car sales, showrooms or offices, except trucks and heavy off-road construction equipment 
• Service establishments of an electrician, plumber or painter, with no outdoor storage 
• Outdoor sale of new or used cars, campers, RVs, mobile homes, and trailer/car rental 
• Open front stores 
• Drive-in restaurants 
• Veterinary hospitals or clinics 
• Plant nurseries 
• Gasoline stations 
• Bowling alleys, indoor archery ranges, indoor tennis courts and indoor skating rinks 
• Retail outlets offering alcoholic beverages 
• General motor vehicle repair 
• Arcades 
• Fast food and drive-through restaurants 
• Businesses which sell and service electronic equipment for motor vehicles 
• Coin-operated car washes 
• Theaters, assembly halls, concert halls, or similar places of assembly 
• Automotive driving schools 

 
While the uses above may be listed as a permitted or conditional use in the C-2 District, the entire site 
area measures at just under one (1) acre (0.948 acres). As a result, some uses listed above may not be 
compatible with the site area. In addition, future development of the site would be subject to applicable 
site plan review and approval requirements. 

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 Northline Corridor is primarily office and commercial oriented, and the 
C-2 District permits many uses that are compatible with this corridor, 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. 
 
CWA Comment: Northline Road is a highly traveled corridor. The character of the surrounding 
area is predominantly commercial, office, and retail uses along Northline with residential 
neighborhoods immediately adjacent to the north and south. The proposed C-2 zoning district 
and its permitted and conditional uses would be compatible with the surrounding area, as any 
use introduced would be subject to extensive screening measures during site plan review.  
 
 



15468 Northline Rezoning Request 
July 6, 2026 

5 

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 are 
available along Northline. Police and fire services review of any new site construction 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 currently vacant, with no significant natural features present. 
The property is not located within any floodplains or wetlands. Any future development would be 
subject to stormwater review and approval by the City Engineer.  

SUMMARY OF FINDINGS 

After reviewing the City Master Plan, adjacent zoning districts, and the future land use map for the 
subject property, we recommend that the Planning Commission recommend approval of the requested 
rezoning to City Council. 
 
1. The rezoning is supported by the Master Plan and advances the 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 District allows 
through its permitted and conditional land uses.  

3. Any development of this site for a permitted or conditional use will be subject to site plan review 
and all applicable requirements of the zoning ordinance.  
 

4. 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/connections should be evaluated by the City 
Engineer and Department of Public Services (DPS). 
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Date: July 6, 2026 
 

Site Plan Review 
For 

City of Southgate, Michigan 
ARIANCE ANALYSIS 
 

 
APPLICANT:   Superior Allen, LLC 
    PO Box 145 
    Wyandotte, MI 48192 
 
PROPERTY ADDRESS:  14005 Allen Road 
    Southgate, MI 48195 
 
PARCEL ID:    53-015-02-0043-000 
 
CURRENT ZONING:  RM, Multiple Family Residential 
   
ACTION REQUESTED:  Site Plan Review 
     

PROJECT AND SITE DESCRIPTION 

The City is in receipt of a site plan review application for the above-mentioned property. As stated in the 
application, the applicant intends to utilize the vacant site to develop “…seven ranch style units with 
attached garage[s]”. The proposal includes 2 multi-family buildings, one with 3 units and the other with 
4 units. The site was recently rezoned to the RM, Multiple Family Residential District, where attached 
multi-family housing is listed as a permitted use in the district, which requires review and approval of a 
submitted site plan by the Planning Commission  
 
The proposed development was also recently granted multiple dimensional variances for the following 
setbacks:  

• Forty (40) foot deviation from exterior side yard setback along Allen Road 
o New setback allowed is ten (10) feet, requirement was fifty (50) feet* 

• Fifteen (15) foot deviation from interior side yard setback for eastern property line 
o New setback is fifteen (15) feet, requirement was thirty (30) feet 

• Thirty-five (35) foot deviation from total of both side yard measurements 
o New measurement is twenty-five (25) feet, requirement was sixty (60) feet 
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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 RM District area requirements based on the Schedule of Regulations per 
Section 1298.01: 

 Required Provided Meets Requirement 
Lot Area* 27 Rooms Max.** 14 Rooms Yes 
Lot Width N/A 270 Feet Yes 
Setbacks 
Front (Superior) 50 Feet 50 Feet Yes 
Side (East lot line) 30 Feet 15 Feet Yes*** 
Exterior Side (Allen) 50 Feet 15 Feet Yes*** 
Total Side Yards 60 Feet 30 Feet Yes*** 
Rear 30 Feet 64 Feet Yes 
Lot Coverage 35% 24% Yes 
Building Height 2 Stories, 35 Feet 1 Story, 13 Feet Yes 
Space Between 
Buildings 30 Feet 32 Feet 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.” 

**1298.01(d) the total number of rooms (not including kitchen, dining and sanitary facilities) shall not be 
more than the area of the parcel, in square feet, divided by 1,550 for conventional multiple dwelling units. 
Calculation used: 43,141 square feet / 1,550 = 27.83 rooms. 

***Variance granted by BZA. 

Twenty-nine (29) feet of wall space is shared between units 4 and 5. Based on building heights of thirteen 
(13) feet, a thirty (30) foot spacing distance between buildings is required and provided.  
 
Items to be Addressed: None.  

ZONING AND LAND USE 

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

 Existing Land Use Surrounding Zoning 

Site • Vacant • RM, Multiple Family Residential 

North • Single Family Homes 
• Gas station 

• R-1B, One Family Residential  
• C-2, General Business 

East • Single Family Homes • R-1, One Family Residential 

West • Vacant 
• Multi Family Condominiums 

• RM-1, Multiple Family 
Residential (City of Taylor) 

South • Single Family Homes • R-1B, One Family Residential 

 
Items to be Addressed: None. 

BUILDING LOCATION AND SITE ARRANGEMENT 

The proposed development as mentioned previously will consist of seven (7) condominium-style units, 
located centrally on the property, facing north towards Superior Street. A utility easement is located in 
the entire southern half of the property.  
 
Items to be Addressed: None.  

PARKING, LOADING 

The associated parking calculation for multi-family dwelling units with two or more bedrooms, listed in 
section 1292.02(a), calls for “2 spaces for each dwelling unit”. Current plans show each unit will be 
equipped with a single car garage, along with a fifty (50) foot long by ten (10) foot wide driveway approach 
for each unit. Each garage space, together with the provided driveway area, meets ordinance 
requirements. 
 
Items to be Addressed: None.   
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SITE ACCESS AND CIRCULATION 

Site Access: Site access will consist of a driveway accessing Superior Street for each unit. City approval for 
each driveway approach will be required. Section 1292.03(k)(3) states that, “…driveways must be located 
on the same side of the lot as adjoining properties, unless approved in advance in writing by the Building 
Department or, if denied, the applicant must seek approval of the Board of Zoning Appeals after review 
and approval by the Planning Commission.” As a result, the shared driveway between units 3 and 4 will 
need to be separated.  
 
Circulation: Circulation throughout the site is limited to each unit and associated driveway.  
 
Dumpster Enclosure: No dumpster enclosure is shown on plans. We ask the applicant to confirm if 
individual garbage service per unit is proposed.  
 
We defer any further review of access & circulation to the City Fire Department and Engineer. 
 
Items to be Addressed: 1) Separate shared driveway between units 3 and 4. 2) Confirm garbage service 
for each unit. 3) Fire Department and Engineer approval of site access and circulation.  

UTILITIES 

A utility plan provided on Sheet 03 shows proposed water service, existing gas service, and overhead lines. 
All proposed utility work is subject to approval by the City Engineer.  
 
Items to be Addressed:  City Engineer review of proposed site utilities.  

LANDSCAPING 

A landscape plan is provided on sheet LP-1. A six (6) foot tall vinyl fence is proposed along the eastern 
property line; detail drawings are required. Seven (7) deciduous trees throughout the site in addition to 
perennial/boxwood plantings are also proposed in the front yard of each unit. 
 
Items to be Addressed: 1) Provide fencing details. 2) Planning Commission to consider requiring additional 
landscape plantings as described in this report.  

LIGHTING 

A lighting/photometric plan has not been provided. Current plans indicate that each unit will only consist 
of two (2) coach lights on either side of each garage. Based on the limited intensity of such fixtures, we 
ask for fixture specifications/cut sheets in order to determine that each coach light will be shielded to 
prevent glare. The Planning Commission may require additional photometric measurements if desired. 
 
Items to be Addressed: 1) Provide coach light fixture specifications. 2) Planning Commission to determine 
if photometric measurements are required.  

SIGNS 

The current application indicates no signage will be included. Any future proposed signage will be subject 
to approval by the City Building Department following site plan review.  
 
Items to be Addressed: None.  
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FLOOR PLAN AND ELEVATIONS 

Dimensioned floor plans and elevations have been provided. We note the following discrepancies:  

• Floor plan labels, such as on sheet A-7, mention unit numbers 15, 16, and 17. Only seven (7) units 
are proposed for the project. Labeling throughout the floor plans and elevations will need to be 
corrected to the correct unit numbers.  

• The overall site plan provided on sheet 01 shows units 3 and 4 having a shared driveway. All floor 
plans provided show each unit with its own garage/driveway.  

Section 1298.17(C)(1) states, “When four or more new single-family or two-family dwellings are erected 
on contiguous lots or condominium home sites, they shall consist of face brick materials, as defined in this 
Zoning Code, on all exterior walls.” Due to the seven (7) proposed units, face brick materials are required.  

We defer final approval of proposed building materials, floor plans, and interior work to the City Building 
Department.  
 
Items to be Addressed: 1) Address floor plan discrepancies noted above. 2) Adjust exterior building 
materials to meet section 1298.17. 3) Review and approval of building improvements and materials by City 
Building Department.  

RECOMMENDATIONS 

Based on the information provided, we recommend conditional approval of the proposed multi-family 
development, with the following items attached: 
 

1. Separate shared driveway between units 3 and 4. 
2. Confirm garbage service for each unit.  
3. Fire Department and Engineer approval of site access and circulation.  
4. City Engineer review of proposed site utilities.  
5. Provide fencing details.  
6. Planning Commission to consider requiring additional landscape plantings as described in this 

report.  
7. Provide coach light fixture specifications.  
8. Planning Commission to determine if photometric measurements are required.  
9. Address floor plan discrepancies noted above.  
10. Adjust exterior building materials to meet section 1298.17. 
11. Review and approval of building improvements and materials by City Building Department.  
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31333 SOUTHFIELD RD, SUITE 250 

BEVERLY HILLS, MI 48025 
248-600-8707 
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Friday, May 29, 2026 

Joe Pezzotti, 
Community Planner 
City of Southgate 
Suite 70 117 North First Street,  
Ann Arbor, MI 48104 
 
RE: PD Site Plan Amendment Review 

 Dear Joe Pezzotti, 

Please find below our responses (in bold) to the comments received from the Plan Review Letter dated May 6, 
2026 Provided by Carlisle Wortman 
 

Planning Commission 

1. Planning Commission and City Council to determine setbacks and building spacing reductions 
Noted 

2. Provide building space measurements between phase 2 buildings 
Building spacing measurements between Phase 2 buildings have been added to the plans. See Sheet 
C3.1 

3. Provide updated right-of-way location and building setbacks along Devoe Street 
Revised accordingly 

4. Relocate playground between phase 1 and phase 2 apartment buildings 
Playground/Pocket Park is proposed to remain in its current location. 

5. Provide number of employees during largest shift (self-storage) 
3 Employees max shift 

6. Confirm loading zones will be the space in front of each tenant’s storage unit 
Loading and Unloading for each tenant storage space will be in front of their unit. 

7. Planning Commission and City Council to consider reducing required number of parking spaces 
Noted 

8. Revise parking space dimensions and maneuvering lane widths to meet requirements as noted 
Revised accordginly 

9. Loading areas will also need to be clarified and labeled 
Self-Storage and Multi-Family developments do not require any loading/unloading zones. The 
commercial out lots are shown conceptual only and will require Site Plan Approval at the time of 
their development. 
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10. City approval of any work to be performed in Devoe Street right-of-way 
Noted 

11. Wayne County approval of any work to be performed in Northline Road right-of-way 
Noted. Any work within the Northline Road right-of-way will be subject to Wayne County 
approval. 

12. Relocate dumpster enclosure for phase 2 buildings 
Phase 2 Dumpsters are only shown conceptually for master plan purposes. Phase 2 will require a 
separate Site Plan Approval at which time the Dumpster locations will be finalized 

13. Provide turning radii for emergency and garbage vehicles 
Turning radii for emergency and garbage vehicles have been added to the plans. 

14. Fire Department review and approval of site access and circulation 
Noted 

15. Provide utility plan 
Utility plan has been provided 

16. City Engineer review and approval of site utilities and stormwater management 

Noted 

17. Replace Morning Light Japanese Silver Grass plantings 

Revised accordingly 

18. Consider additional trees along detention basin near Building C of Phase 2 

Revised accordingly 

19. Provide refuse container details 

Revised accordingly see sheet C3.3 

20. Clarify whether barbed wire is proposed 

No barbed wire is proposed on the site. A Privacy Fence detail is provided on sheet C3.3 

21. Provide acreage and percentage of total open space 

Revised accordingly see site data tables for Multi Family and Self Storage projects, sheet C3.1 
&C3.2 respectively 

22. Clarify use of open space south of the pond overlook B 

This open space is future amenity space for the future phase multi-family development. 

23. Consider adding ambient lighting along the walking paths 

Ambient lighting was considered but not added. 
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24. Consider creating fully looped path around detention basin 

The developer does not want to encourage walking paths around the detention basin as this could 
lead to potential risk. 

25. Provide walking trail map within woodland/wetland area 

Shall be provided at time of construction and final layout 

26. Clarify walking path construction material 

Walking Path material has not been finalized and will be determined at the time of engineering 
permits based on suitability of underlying subgrade to receive different construction materials 

27. Consider amenity suggestions 

Developer has considered amenities, but none have been proposed beyond the pocket park 

28. Clarify clubhouse amenities 

No amenities provided within the clubhouse 

29. Provide landscaping percentage 

Revised accordingly 

30. Consider adding evergreen planting along land use screening areas 

Revised accordingly 

31. Provide lighting plan 

Lighting plan has been provided with the revised submittal. 

32. Building Department approval of exterior building materials 

Noted 

33. Address planned development consideration comments 

Planned development consideration comments have been reviewed and addressed within the 
revised plans 

34. Provide updated acreage counts for each phase 37. No form of outdoor storage shall be 
permitted. 

Acreage counts updated on sheet C3.0 
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Please review the attached revised plans and this response letter, and let us know if there are any additional 
comments or concerns. 

Sincerely, 

 

 
Iden Kalabat P.E. 
KALABAT Engineering 



 

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: June 6, 2024 
Revised: May 6, 2026 

 June 22, 2026 
July 6, 2026 

 

PUD Site Plan Amendment Review 
City of Southgate, Michigan 

 

PROJECT INFORMATION 
 

APPLICANT:   Bacall Development 
 
ADDRESS:   30407 W. Thirteen Mile Road  
    Farmington Hills, MI 48334 
 
PARCEL ID:   15601 Northline Road 

53-013-99-0001-703 
  
CURRENT ZONING:  PD – Planned Development 
   
ACTION REQUESTED:  PD Site Plan Amendment Review 
     

PROJECT AND SITE DESCRIPTION 

An application was received to develop the property located at 15601 Northline Road, which was 
previously Aquinas High School but has since become vacant. The applicant is requesting to redevelop 
the site through a series of two (2) phases as part of a planned development (PD), which includes a self-
storage facility, multi-family housing, and commercial buildings along Northline Road. The property is 
currently 38.14 acres in size and has since been rezoned from R-1A, One Family Residential / RO-1 
Restricted Office to PD, Planned Development to accommodate the project.  
 
Since the original application in June 2024, the applicant has made site layout revisions and is requesting 
a site plan amendment to the approved PD plan. Section 1288.04(d)(4) of the Southgate Zoning 
Ordinance states that revisions of an approved PD plan can be forwarded back to the City Planning 
Commission and City Council for review and approval if determined by the Building Department. Phase 1 
consists of five (5) multi-family apartment buildings and a self-storage facility, with Phase 2 consisting of 
four (4) additional multi-family buildings and two retail/commercial buildings with drive-throughs. Any 
form of outdoor storage is prohibited for the self-storage facility.  
 
After reviewing the site plan, the Planning Commission will forward a recommendation of approval or 
denial to City Council, which will make a final decision on the amendment. We note the site plan 
approvals requested consist of final site plan approval for Phase 1, based on revised plans dated May 27, 
2026. Review of Phase 2 will not be included in this report.  
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Figure 1. Aerial View of Property 
 

 
Source: Nearmap, aerial photo date October 2025 

AREA, WIDTH, HEIGHT, SETBACKS 

Section 1288.09(a) states: “It is the implied intent of the PD Planned Development District to encourage 
quality development by providing for a diversified mix of land use. It is further the intent of this mixed-
use district to encourage qualitative design innovation by minimizing specific height, bulk, density, and 
area standards, thereby giving the applicant freedom to configure buildings, parking and related site 
amenities in ways that would otherwise be discouraged or curtailed under the standards of conventional 
zoning districts.”  
 
As a result, typical bulk requirements do not apply to the site. However, the project will need to adhere 
to the following general requirements designated for all PD developments:  
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• The minimum distance between nonresidential buildings and multiple-family buildings shall be 
subject to the schedule of area regulations found in section 1298.01.  

CWA Comment: The equation below is used to determine spacing between multi-family 
buildings. Based on the length of 231 feet and a height of 32.5 feet, the required spacing 
between all buildings in Phase 1, A-E, is 99 feet. The spacing provided between the buildings A-E 
alternates between 70 and 80 feet. The parking around the associated buildings is a 90-degree 
pattern, which required maneuvering lane widths of 22 feet, which are provided. We are 
comfortable recommending the Planning Commission and City Council allow a relaxation of the 
required building spacing, pending approval of the current layout by the City Engineer and Fire 
Department.  
 

 
• All buildings shall be at least fifty (50) feet from any public street right-of-way line and thirty-five 

(35) feet from any peripheral site boundary line.  

CWA Comment: The multi-family and self-storage buildings proposed in Phase 1 contain 
frontage along Devoe Street, which is designated as a public City Road. Updated setbacks on 
sheets C3.1 and C3.2 show setbacks exceeding 50 feet from right-of-way lines and site boundary 
lines.  

Any setback distances may be modified by the Planning Commission or Council at the time of 
site plan review if it is found that the height and/or bulk of a building or buildings is such that a greater 
or lesser setback would be warranted in the interests of promoting the health, safety and common good 
of the community, or in the interests of improving the visual aesthetics of the site. 
 
Items to be Addressed: Planning Commission and City Council to determine setbacks and building 
spacing reductions. 

ZONING AND LAND USE 

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

 Existing Land Use Existing Zoning 

Site • Vacant Aquinas High School • PD, Planned Development 

North • Commercial Establishments 
• RO-1, Restricted Office  
• C-2, Community Business 

East • Multi-Family Apartments 
• Medical Offices 

• RO-1, Restricted Office 
• RM, Multiple Family Residential 

West • Medical Offices 
• Single Family Homes 

• RO-1, Restricted Office  
• R-1B, One Family Residential 

South • Woodland • R-1B, One Family Residential 
 

Items to be Addressed: None. 
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BUILDING LOCATION AND SITE ARRANGEMENT 

Building Location(s): Two (2) proposed retail/commercial buildings with drive-throughs (Phase 2) are 
proposed along Northline Road, with five (5) multi-family apartment buildings part of Phase 1 located 
south. Further southwest is four (4) additional multi-family apartment buildings part of Phase 2, with the 
self-storage facility located southeast of the Phase 1 apartment buildings.  
 
Site Arrangement: In addition to the building locations throughout the site, a detention pond is located 
in the center of the site in between the self-storage and Phase 2 apartment buildings. An existing 
wetland is also located in the southwest corner of the parcel, with no construction or changes proposed.  
 
Items to be Addressed: None.   

PARKING, LOADING 

Self-storage uses are required to provide “Five spaces plus one for every one employee in the largest 
working shift, plus one space for each company vehicle, or five spaces plus one for every 2,000 square 
feet of usable floor space, plus one for each company vehicle, whichever is greater.” 
 
A summary of parking and loading requirements per section 1292.02 is located within the tables below 
for each use of Phase 1. For the proposed self-storage, three (3) employees will be present during the 
largest shift. At least eight (8) spaces are required. Ten (10) total spaces including one (1) ADA space 
have been provided. The applicant had indicated in the previous 2024 approval that loading zones will 
consist of the space in front of each tenant’s storage unit, which is confirmed in the applicant’s response 
letter dated May 29, 2026. The parking space dimensions in front of the office building will need to be 
labeled at 10x19 feet, per section 1292.03. We also note the twelve (12) parking spaces between the 
office building and storage building A will need to be clarified, as no outdoor storage is permitted. 

 
Self-Storage Parking Requirements 

 Calculation # of Spaces 
Required/Other 

# of Spaces 
Provided/Other 

Meets 
Requirement 

Off-Street Parking 
Spaces  

5 spaces plus 
1 space for each 
employee 

8 spaces 9 spaces Yes 

Barrier-free 
Spaces 

1 space per 25 parking 
spaces 1 space 1 space Yes 

Maneuvering Lane 
Width (90-degree 
parking) 

22 feet - 24-30 ft Yes 

Parking Space 
Dimensions 

Length – 19 feet 
Width – 10 feet - Length – 18 feet 

Width – 10 feet 
No 

Loading Area 10 sf per 1 foot of 
building frontage 

600 ft x 10 sf = 
6,000 sf Throughout Site Yes 
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Multi-family dwelling units are required to provide “1.25 spaces for each efficiency unit, 1.5 spaces for 
each one-bedroom unit, and 2 spaces for each two or more-bedroom unit.” 100 units are proposed 
between the five apartment buildings of Phase 1. Based on floor plans provided, each unit appears to 
contain two or more bedrooms. Parking calculations for the Phase 1 apartments are provided below. 
One (1) additional barrier-free space is required.  

Phase 1 Apartments Parking Requirements 

 Calculation # of Spaces 
Required/Other 

# of Spaces 
Provided/Other 

Meets 
Requirement 

Off-Street Parking 
Spaces  

2 spaces for each 2+ 
bedroom unit 200 spaces  250 spaces* Yes 

Barrier-free Spaces 1 space per 25 parking 
spaces 6 spaces 5 spaces No 

Maneuvering Lane 
Width (90-degree 
parking) 

22 feet - 23-26 feet Yes 

Parking Space 
Dimensions 

Length – 19 feet 
Width – 10 feet - Length – 22 feet 

Width – 11 feet  
Yes 

The intent of the Planned Development District is to encourage flexibility in developing such projects by 
minimizing standards that would otherwise be required under conventional zoning. The Planning 
Commission and City Council should reach an agreement with the applicant for the number of parking 
spaces required for each phase.  

At a minimum, the required number barrier-free spaces, parking space dimensions, and maneuvering 
lane widths should meet ordinance requirements.  

Items to be Addressed: 1) increase self-storage parking space lengths to 19 feet. 2) Clarify additional 12 
parking spaces. 3) Add barrier-free space to apartment area.  

SITE ACCESS AND CIRCULATION 
 

Site Access: The Phase 1 buildings will have access to Devoe Street. Work within the Devoe Street right-
of-way will require City approval.  
 
Circulation: Maneuvering lane width requirements are outlined in the parking calculation tables above. 
Turning radii for both garbage trucks and emergency vehicles have been provided on sheet C3.0. We 
defer to the City Fire Department for further comments regarding site access and the ability to respond 
to emergencies around each building.  
 
Waste/Dumpster Enclosure: Four (4) dumpster enclosures are proposed throughout the site. One (1) 
enclosure is proposed near the self-storage office building. The remaining three (3) enclosures are 
located south of the Phase 1 apartment buildings.  
 
Items to be Addressed: 1) City approval of any work to be performed in Devoe Street right-of-way. 2) Fire 
Department review and approval of site access and circulation.  
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UTILITIES 

Utility plans for both the apartments and self-storage are provided on sheet C5.0 and C5.2. The draft PD 
agreement, which has not yet been finalized, states, “Developer shall, at its sole expense, construct and 
install improvements and/or connections tying into the municipal water and sewage systems as 
described in the PD Plans.  The installation of utilities may be phased consistent with the phasing of the 
building construction.” We defer further review of all proposed utilities to the City Engineer for approval.  
 
Items to be Addressed: City Engineer review and approval of site utilities and stormwater management.  

LANDSCAPING 

A landscape plan has been provided on sheets LS-1 through LS-6. 
 
Street Trees: Seventeen (17) deciduous trees consisting of Colorado Spruce and Red Maples 

are shown along Devoe Street, extending from the northern edge of the Phase 
1 apartment buildings to the northern edge of the self-storage parking lot. 
Thirty-six (36) deciduous shrubs are also proposed along Devoe Street. A 
callout on sheet LS-2 indicates that lawn areas will be sodded and irrigated.  

 
Use Screening: Landscape screening is shown between the retail/commercial Lots A and B of 

Phase 2 and the phase 1 apartment buildings, which include eight (8) 
deciduous trees, eighteen (18) evergreen trees, and thirty-six (36) deciduous 
shrubs, which contain Morning Light Japanese Silver Grass plants which will 
need to be replaced due to its flammability characteristics and invasive status. 
Switchgrass may be an appropriate alternative that provides similar height and 
size. Seventeen (17) deciduous trees and twenty-two (22) evergreen trees are 
proposed between the self-storage and Phase 1 apartment buildings. 

 
Refuse Container: Details for the proposed refuse container enclosures have been provided on 

sheet C3.3, constructed of precast stone and brick, measuring six (6) feet in 
height. 

 
Fencing: A 6’ white vinyl fence is proposed around the self-storage; however, sheet LS-3 

still identifies a chain link fence. Fencing details have also been provided on 
sheet C3.3, including height, material, and color. A gate detail for the self-
storage entrance should be provided. The applicant has confirmed no barbed 
wire is proposed. 

 
Open Space: Approximately twelve (12) acres of existing woodland and wetland areas are 

proposed to be preserved. Open space percentages for the self-storage area 
have been provided (10.1%). The total open space area as both acreage and 
percentage of the overall site should also be provided on sheet C3.0 under 
“general site data.” The applicant has clarified the open space south of pond 
overlook B will be future amenity space for Phase 2.  

 
Detention Basin: The detention basin area includes fifty (50) deciduous trees and 104 shrubs 

around the perimeter. Bollard lights or other ambient lighting should be 
installed along the walking path south of the detention basin.  
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Amenities: The previously mentioned pocket park near the self-storage includes features 

such as a pet waste station, bike racks, benches, playscape, and swings.  
 
Previously mentioned walking trails are proposed from the Phase 2 apartment 
area toward the woodland/wetland area to the south, with the intention of 
connecting to Lions Park. A dedicated walking trail map within the 
woodland/wetland area should be provided. We also ask for clarification on 
whether the walking paths will be paved or made of a permeable material, 
such as woodchips.  

 
Two (2) pond overlooks are proposed near detention basin areas A and B. The 
proposed chain link fence along the basin has been removed. Additional 
amenities should also be considered, including fitness stations along the 
walking trails, a pavilion, gazebo, seating areas, or similar amenities. No 
clubhouse amenities are proposed.  

 
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 appear to 
contain this calculation.  
 
Per section 1298.09, a landscape plan shall also consist of planting cross-section details, which have 
been provided on sheet LS-4. A planting schedule including plant species and caliper planting size has 
been provided  on sheets LS-2 and LS-3.  
 
Items to be Addressed: 1) Replace Morning Light Japanese Silver Grass. 2) Correct sheet LS-3 note on 
chain link fence. 3) Provide gate details for self-storage entrance. 4) Provide total site open space 
calculations. 5) Provide trail maps. 6) Provide walking path materials. 7) Planning Commission and City 
Council to consider additional amenities. 

LIGHTING 

A dedicated lighting plan, including photometric measurements and light fixture locations and details 
has been provided. Footcandle measurements near the apartment entrance from Devoe Street show 
intensities at 1.9 footcandles near the property line, which should be reduced to 0.0-0.2 footcandles. 
The height measurements of all pole-mounted fixtures will need to be provided. 
 
Items to be Addressed: 1) Reduce footcandle measurement near apartment entrance along Devoe 
Street. 2) Provide pole-mounted fixture heights.  

SIGNS 

Two (2) monument signs are proposed throughout the site. All proposed signage is subject to review by 
the City Building Department following site plan review.  
 
Items to be Addressed: None.  
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FLOOR PLAN AND ELEVATIONS 

Dimensioned floor plans and elevations of all buildings have been provided in the submittal package for 
the apartment buildings and self-storage units. 

All proposed exterior building materials will be subject to Building Department review and approval. 
Uniform architectural design and materials appear to be used for the Phase 1 apartments, as well as the 
proposed storage units.  
 
Items to be Addressed: Building Department approval of exterior building materials.   

PLANNED DEVELOPMENT CONSIDERATIONS 

Per section 1288.07, the Planning Commission may recommend City Council to impose reasonable 
conditions upon the planned development to ensure the public health, safety, and welfare of the City is 
maintained, as well as ensuring compatibility with adjacent uses of land. We recommend the Planning 
Commission require the following conditions when reviewing the planned development amendment:  

1. Per section 1288.06, an irrevocable letter of credit covering the estimated cost of development 
of the entire project will need to be submitted to the City Clerk in the form of an affidavit to 
ensure the project is completed and reflects a fair estimate.  

2. Any form of outdoor storage is prohibited.  

Section 1288.09 contains the following requirements for multi-family dwellings:  

A. Except for housing intended solely for the elderly (senior citizen housing) and except for multiple-
family dwellings occupying the upper floors of multi-story buildings, no multiple-family dwelling 
building shall exceed a height of thirty-five feet or three stories. 

CWA Comment: The proposed height of the Phase 1 buildings is 29 ½ feet, meeting requirements. 

B. Multiple-family residential buildings of two stories or less shall be subject to the dwelling unit 
density limitations and floor area requirements of Section 1298.01(d). 

CWA Comment: The proposed Phase 1 buildings will be three (3) stories.  

C. Multiple-family residential buildings consisting of three stories shall not exceed a maximum of 
thirty-seven total rooms per acre. No two and one-half story buildings shall be permitted. 

CWA Comment: The total site area is 38.14 acres, which results in 1,411 rooms. Each unit for Phase 1 
consists of 2 bedrooms, which at 100 units equals 200 rooms. 

D. Multiple-family residential dwellings, when established as a part of a mixed-use building, shall be 
located only in the upper floors of buildings, provided that: 

1. All retail commercial uses are located on subfloors below grade, on the ground floor or on the 
ground floor mezzanine only. 
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CWA Comment: The proposed multi-family buildings for Phase 1 are not mixed use. This 
requirement is not applicable.  

2. No dwelling unit shall occupy any portion of the floor area at grade level, and no nonresidential 
use shall occupy any area on the same floor as a residential use or any area on a floor above a 
floor used for residential purposes. 

CWA Comment: Same comment as above.  

E. Multiple-family dwellings, when occupied solely as housing for the elderly (senior citizen housing), 
shall be subject to the standards of Section 1272.03(b)(1),(2) and (6) and the applicable standards of 
Section 1298.01(d) and (e). 

CWA Comment: As mentioned in the proposed PD agreement, the proposed multi-family buildings 
are not solely dedicated to senior housing.  

PHASING REQUIREMENTS 

As mentioned throughout this report, the proposed PD is shown to be constructed in phases, and is 
subject to the requirements of section 1288.05 listed below:  

A. If development is to be undertaken in phases, the first development phase shall include not less 
than twenty-five percent of the total development proposed for the site, and shall include all 
infrastructure, including, but not limited to, streets, relating to that phase, as well as all indoor and 
outdoor recreation facilities and community buildings that relate to the entire development. 

CWA Comment: The Phase 1 apartment buildings, the self-storage facility, as well as the walking 
trails and playground will be built in the first construction phase. 9.2 acres will be required to be built 
to meet the 25% requirement. The self-storage area consists of 6.52 acres. 

An updated acreage calculation for the Phase 1 apartment buildings will be required, as sheet C3.0 
shows a total multi-family acreage of 28.98 acres, with the Phase 1 and Phase 2 acreage measuring 
29.18 acres each.  

B. Each development phase shall be clearly identified on the site plan with a phase development line 
and identified as to which phase it is, i.e., Phase 1, etc. All such data pertaining to each phase shall 
be clearly enumerated on the site plan by phase, including the land area, in square feet or acres, 
involved in each phase. 

CWA Comment: The Phase 1 apartment buildings and self-storage facility are clearly indicated as 
part of Phase 1. The Phase 2 apartment buildings are also clearly shown. Commercial lots A and B 
are only indicated as “potential future development area.” This label will need to be clarified, as 
either part of Phase 2 or a Phase 3.  
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RECOMMENDATION 

Based on the information provided, we recommend that the Planning Commission recommend approval 
of the Phase 1 final site plan to City Council, subject to the conditions outlined below, to be addressed to 
the satisfaction of the Planning Commission and City Council.  
 

1. Planning Commission and City Council to determine setbacks and building spacing reductions. 
2. Increase self-storage parking space lengths to 19 feet.  
3. Clarify additional 12 parking spaces.  
4. Add barrier-free space to apartment area.  
5. City approval of any work to be performed in Devoe Street right-of-way.  
6. Fire Department review and approval of site access and circulation. 
7. City Engineer review and approval of site utilities and stormwater management.  
8. Replace Morning Light Japanese Silver Grass.  
9. Correct sheet LS-3 note on chain link fence.  
10. Provide gate details for self-storage entrance.  
11. Provide total site open space calculations.  
12. Provide trail maps.  
13. Provide walking path materials.  
14. Planning Commission and City Council to consider additional amenities. 
15. Reduce footcandle measurement near apartment entrance along Devoe Street. 
16. Provide pole-mounted fixture heights. 
17. Building Department approval of exterior building materials.   
18. City Council to consider requiring letter of credit.  
19. Any form of outdoor storage is prohibited.  
20. Update acreage counts of each phase.   
21. Clarify intended phase for commercial lots.   
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