APPROVED

CITY OF WIXOM MARCH 16, 2026
49045 PONTIAC TRAIL

PLANNING COMMISSION MEETING
MONDAY, MARCH 2, 2025

This meeting was called to order by Vice Chair Tacy of the Planning Commission at 7:00
p.m. at which time allegiance was pledged to the American flag.

PRESENT: Cheryl Tacy (Vice Chairperson), Commissioners: Todd Buck; Michael
Dornan; Sandro Grossi; Mark Lada

ABSENT: Excused: William Day; Vanessa Willett

OTHERS: Matteo Passalacqua (Carlisle Wortman Associates), Drew Benson,
Assistant City Manager; and Mona Freiburger (Recording Secretary)

Determination of a Quorum:

A quorum of the Planning Commission was present for this meeting.

Changes or Additions to the Agenda:

None

Approval of Minutes:

MOTION made and seconded by Commissioner Grossi and Commissioner Dornan to
approve the February 18, 2026, Planning Commission Meeting Minutes, as submitted.

VOTE: MOTION CARRIED

Correspondence:

1. City Manager Report — February 18, 2026
2. City Manager Report — February 24, 2026

Call to the Public: (Limited to 5 minutes per speakers, addressing Agenda items on
Agenda only)

No public comments.
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Unfinished Business:

None

New Business:

1. PUBLIC HEARING FOR SPECIAL LAND USE SLU 25-002: 48850 WEST
12 MILE ROAD, WIXOM, MI. 48393: The applicant is requesting special
land use approval to occupy an existing vacant facility located at 48850 W.
12 Mile Road as a truck and equipment service center. Minor automotive
repair businesses, including muffler shops, shock absorber replacement
shops, tire stores and minor engine repair shops are special land uses in
the B-3 district. The parcel is zoned B-3, General Business and the Parcel
Identification Number is 22-08-376-033.

Staff Report from Carlisle Wortman Associates to the Planning Commission regarding
Special Land Use SLU25-002: 48850 W. 12 Mile Road, Wixom, MI. 48393 dated March
2, 2026 along with Site Plan / Special Land Use Review is included in the packet.

The applicant is requesting special land use approval in the B-3 General Business District
to occupy an existing vacant facility located at 48850 W. 12 Mile Road as a truck and
equipment service center. Minor automotive repair businesses, including muffler shops,
shock absorber replacement shops, tire stores and minor engine repair shops are special
land uses in the B-3 district. Per Section 18.17.010.B, it is the intent of the zoning
ordinance to bring existing sites that do not conform with the current standards into
greater conformity when uses change or an exterior renovation or expansion is proposed.

The Planning Commission reviewed an application for special land use and site plan
approval to rehabilitate and reuse an existing 19,452 square foot warehouse building
located on a 5.5-acre site on West 12 Mile road, which abuts 1-96 to the north. The
applicant proposed to use the building for general maintenance of construction
equipment, semi-tractors, trailers, and public safety vehicles, noting that heavy
mechanical or bodywork will not be performed onsite. The operation is expected to
employ between 8 and 13 people and operate Monday through Friday from 7:00 a.m. to
5:00 p.m., with occasional evening hours extending until 7:00 p.m.

Mr. Passalacqua indicated that although the special land use and site plan approvals will
be addressed through separate motions, the review consider both sets of standards
together. The zoning ordinance encourages sites undergoing a change of use to be
brought into greater conformity with current standards, particularly when exterior
renovations or expansions are proposed.
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Mr. Passalacqua also noted that the site is visible from both 1-96 and 12 Mile Road.
Because the property is visible from both the front yard along 12 Mile Road and the rear
yard along 1-96, the site presents challenges for storage placement, as rear yard storage
areas are typically used for this type of operation but remain highly visible in this location.

Due to the property’s dual frontage along 12 Mile Road and 1-96, the Planning
Commission must consider where vehicles will be stored and where operations will occur,
as well as how those activities will be conducted on the site. Mr. Passalacqua noted the
visibility of the property and provided traffic data to illustrate how frequently the site may
be viewed. There are approximately 1,190 average annual daily trips occur on 12 Mile
Road, while 1-96 eastbound carries about 77,657 average annual daily trips, indicating
the site is viewed significantly more from the freeway than from 12 Mile Road. The
property is zoned B-3, and all surround parcels share the same zoning designation. The
future land use map also designates the site and surrounding properties as general
business. The existing building meets all applicable B-3 standards related to setbacks,
lot coverage, and similar requirements.

The natural features, the site is generally flat, with wetland located in the northern portion
and mature woodlands scattered throughout the property. No tree removal is currently
proposed, but the City’s tree ordinance was noted for potential future expansions or site
changes.

In terms of utilities, a 20-foot sanitary sewer easement runs through the rear of the
property, and the site plan shows a minor encroachment from landscaping improvements
into that easement. The applicant understands that if the City or its contractors require
access, they would be responsible for restoring any disturbed improvements within the
easement.

For parking, the ordinance requires 25 spaces, including 13 for employees and 12 for
vehicles awaiting services, while the plan proposes 34 spaces. However, the zoning
ordinance also limits outdoor storage of vehicles for more than 48 hours to three vehicles
per service bay. The applicant intends to use six of the ten service bays, which would
allow up to 18 vehicles to be stored outside for more than 48 hours. The site plan,
however, only provides nine additional spaces for vehicles awaiting service, and the
applicant has indicated they believe the proposed parking will be sufficient to
accommodate their operations.

Vehicle storage spaces are proposed along the east, north, and west sides of the parking
lot, all located on existing concrete surfaces. The site plan indicates that the existing
gravel area in the 12 Mile Road front yard will be cleaned and seeded. Ordinance
standards require that driveways and parking lots, except those serving detached single-
family homes, be hard surfaced with concrete or asphalt and include concrete curbing.
The applicant is requesting a waiver from the curbing requirement due to concerns about
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storm water ponding. Bumper blocks are proposed, and the applicant has indicated in
their response that when the parking lot is replaced in the future, it will be brought into full
compliance with paving and grading standards. As a result, the Planning Commission
must consider whether to grant a waiver allowing the existing parking lot to remain without
curbing.

Regarding site access and circulation, the property has a single driveway along 12 Mile
Road, which serves as the sole access point. The driveway is located approximately 170
feet from the intersection of 12 Mile Road and Grand River. While this distance does not
meet the standard separation requirements for major thoroughfares, the ordinance allows
the Planning Commission to grant a waiver provided there is at least 60 feet between the
intersection and the driveway, which this site meets. The applicant has stated that
approximately 99 percent of vehicles entering the facility will do so under their own power
and that little to no trailer towing is expected. Mr. Passalacqua noted this information is
relevant when considering the waiver request, as the existing driveway’s distance to the
intersection could present challenges if large vehicles such as 53-foot tractor trailers were
entering the site. Such vehicles could, potentially, extend close to the 12 Mile Road and
Grand River intersection and there is no dedicated left-turn land into the property. Mr.
Passalacqua noted that 12 Mile Road dead ends in that area and based on the applicant’s
statement that most vehicles arrive under their own power, conflicts with large trailers
turning into the site are not anticipated.

The applicant anticipates the site will generate approximately 16 to 18 vehicle trips per
day, and the property is served by the SMART Bus regional transit system along Route
305. Because the existing driveway does not meet current spacing standards for major
thoroughfares, the Planning Commission will need to consider allowing the access drive
to remain at its current location.

Regarding landscaping, the proposed greenbelt landscaping along 12 Mile Road meets
ordinance requirements, and the applicant has proposed additional improvements
including evergreen plantings and berms to help shield the property from view along 12
Mile. However, the applicant is requesting a waiver from greenbelt landscaping
requirements along the 1-96 frontage. Buffer landscaping requirements would normally
require 50 trees and 200 shrubs along the east property line and 60 trees and 241 shrubs
along the west property line. No new buffering landscaping is proposed along those
areas, and the applicant is requesting a waiver from these requirements. Staff noted that
the parcel is very long, and if all buffering requirements were applied the site would require
more than 100 trees and nearly 450 shrubs.

Parking lot tree counts otherwise comply with ordinance standards, but the applicant is
also requesting a waiver from installing concrete curbing around the landscaped islands
due to the earlier request to allow the existing parking lot configuration to remain. The site
plan originally indicated that the existing gravel lot in the 12 Mile front yard would be
mulched, but the applicant later clarified via email that the area will instead be restored,
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cleaned, and seeded with a plant mix, converting it into lawn if site plan approval is
granted.

The proposed trash enclosure is located within the 12 Mile front yard, which requires
Planning Commission approval even though the construction and screening materials
meet ordinance standards. The property is currently enclosed by an existing six-foot-tall
chain link fence, with a gate across the driveway entrance from 12 Mile Road and barbed
wire along the top of the fence around the entire site. Fences within the front yard and
barbed wire are not permitted in the B-3 district. The applicant has requested that the
existing fence and gate remain in their current location, though they have indicated they
are willing to remove the barbed wire. While fences and gates would typically be permitted
in side or rear yards, keeping them in the front yard would require consideration by the
Planning Commission as part of the special land use review.

Mr. Passalacqua explained that the Planning Commission will need to consider several
waiver requests as part of the review. These include waivers for the greenbelt
landscaping requirement along 1-96, the buffer zone landscaping requirements along the
east and west property lines, the placement of the trash enclosure within the front yard
and allowing the existing front yard fence and gate to remain. The applicant has stated
they are willing to remove all barbed wire currently located along the top of the fence.

The submitted lighting plan contained a few minor issues, but Mr. Passalacqua indicated
these could be corrected and approved administratively. No concerns were identified
regarding performance standards or signage. The site contains one existing building, and
no new structures or exterior modifications are proposed. As a result, the architectural
standards in Section 18.14.010 do not currently apply. However, the applicant has been
informed that if exterior modifications are proposed in the future, those architectural
standards would then apply, and the building would need to comply with them.

Mr. Passalacqua noted that these items conclude the standard site plan review elements.
The review then shifts to the special land use portion of the application, as minor
automotive repair businesses are classified as special land uses in the B-3 zoning district.
This requires evaluation under both the general and specific special land use standards,
which staff indicated they would review next before addressing any questions from the
Planning Commission.

For the general standards of special land use, the applicant indicated that the proposed
minor automotive repair use is consistent with the 2020 Master Plan, which designates
the site as general business. Mr. Passalacqua noted that the Master Plan identifies the
portion of 12 Mile Road from Grand River East to the shopping center as a redevelopment
opportunity area and recommends updating property maintenance codes to support a
positive community image. While the Master Plan supports this type of use, it also
encourages improvements to the property’s condition. The applicant stated that the use
promotes the intent of the B-3 zoning district. Mr. Passalacqua agreed that the operation
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serves the community and neighboring municipalities, requiring larger lots for the type of
equipment being serviced. The site’s location near 1-96 and Grand River helps prevent
impacts on nearby residential areas, and the property’s size accommodates the
operational needs.

Regarding compatibility with the surrounding area, the applicant indicated that the use
aligns with the character of nearby businesses. Mr. Passalacqua observed that the site
is within a non-industrial general business area planned and zoned for larger lot uses and
that the existing infrastructure is pre-existing and in poor condition. Improvements to the
lot and building are needed to maintain the area’s intended character and support
redevelopment. Mr. Passalacqua emphasized the importance of considering the site’s
appearance from 12 Mile Road and 1-96, noting that newer developments in the area are
trending toward higher standards for presentation, design, architecture, and landscaping.

For public facilities and services, the applicant indicated that access via Grand River,
Wixom Road, and 1-96 is excellent. Staff did not anticipate additional demand on City life
safety or infrastructure services, deferring to public safety and engineering departments
for confirmation.

Regarding environmental and operational impacts, the applicant stated that activities are
conducted indoors and would not generate excessive traffic, noise, smoke, odors, or other
nuisances. Existing wetlands on the site are preserved, with no development near them.
Staff noted that moving vehicle storage off the gravel area and restoring it to lawn reduces
the potential for environmental impacts such as leaks into pervious ground, representing
an improvement for the site.

For the specific special land use standards related to minor automotive repair operations,
the first standard prohibits outdoor storage of parts or materials. The applicant responded
that there is sufficient indoor storage space, including a 750-square-foot area shown on
the floor plans, as well as existing restrooms and office spaces. Mr. Passalacqua noted
that the site has capacity for ten service bays, although the applicant is only proposing to
use six, indicating that there should be more than enough indoor space to store all parts
and materials.

The second standard addresses outdoor storage of vehicles, which is allowed only if
vehicles are awaiting repair and a visible work order is posted. The maximum number of
vehicles stored outdoors for more than 48 hours is limited to three per service bay, and
the designated outdoor storage area must be shown on the site plan. The applicant stated
that Safe Truck does not tow vehicles; vehicles are brought to the site under their own
power for minor maintenance and are typically not stored outside for more than 48 hours,
except for instances such as a vehicle dropped off after hours on Friday awaiting service
on Monday. Vehicles waiting for service are proposed to be parked in labeled parking
spaces around the building, which are shown on the site plan. Mr. Passalacqua confirmed
that construction equipment and semi-tractors will be brought to the site under their own
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power, and the parking layout is intended to accommodate vehicles awaiting service while
meeting the ordinance requirements.

The third specific special land use standard requires that areas designated for off-street
customer parking not be used for vehicles awaiting repair. The applicant stated that the
site plan provides ample space for temporary outdoor storage of vehicles awaiting
service, as well as sufficient parking for employees and customers. Mr. Passalacqua
noted that the site includes 34 parking spaces around the building, with areas on the
north, west, and east sides designated for vehicle storage.

The fourth standard requires that all vehicle service and repair be conducted within the
enclosed building. The applicant confirmed that vehicles are generally not stored outside
for more than 48 hours before being serviced indoors. Mr. Passalacqua clarified that the
revised application proposes six service bays, down from an originally proposed ten, and
noted that all work on vehicles must occur within the building. The applicant indicated that
there is adequate space to meet this requirement during operations. Mr. Passalacqua
also emphasized that while there are no parking concerns, the Planning Commission may
wish to discuss the location of vehicles awaiting service in relation to the property’s overall
aesthetics.

The final specific standard requires suitable containers for disposable used parts that are
screened from public view, and limits used tire storage to 25 tires inside the building. The
applicant stated that there is sufficient indoor storage for these items, including the 750-
square-foot storage area shown on the floor plan, along with additional areas within the
warehouse that can accommodate materials. Mr. Passalacqua agreed that the indoor
storage provisions meet the standard.

Vice Chair Tacy asked whether the location of the trash enclosure was chosen because
one frontage is more suitable or simply because it already exists there. Mr. Passalacqua
responded that staff does not take issue with its location, noting that the dual frontages
present some challenges, but the materials and screening meet ordinance standards.

Vice Chair Tacy also questioned the applicant’s request to avoid improving the parking
lot and adding curbing due to concerns about stormwater ponding, asking whether the
site has an adequate drainage system. Mr. Passalacqua explained that discussions with
HRC indicated that constructing a new parking lot would require significant engineering
to address stormwater management, but the specifics of the system design were not
provided in the application.

Commissioner Lada asked about the reported annual average daily traffic counts, noting
1,190 vehicles per day on 12 Mile Road, and expressed skepticism given that the road is
a dead end. Mr. Passalacqua indicated that SEMCOG is the source of the data and that
while the 12 Mile number seems high, the 1-96 count appears accurate. Vice Chair Tacy
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added that there is a daycare and boat sales in the area, which may contribute to traffic,
while Commissioner Lada noted that nearby vehicle storage operations, like Varsity,
could influence counts and wanted to ensure the data reflected actual conditions.

Commissioner Lada raised concerns about the east and west green buffer, noting that
USA Range West is located on the west side and might want a buffer between their
property and any outdoor storage of tractor trailers. Mr. Passalacqua commented that he
cannot speak for neighboring property owners, but as part of the special land use and
public hearing process, they would have received notice of the meeting.

Commissioner Lada then asked about the parking lot waiver, questioning whether it
means the improvements will never be done or are simply being deferred. Mr.
Passalacqua explained that granting the waiver would allow the site to remain in its
current condition indefinitely unless the applicant comes in later for a site expansion or
partial improvements, at which point the site would have to be brought up to standards.

Assistant City Manager Benson added that the site has been vacant for at least ten years
and is in poor condition, emphasizing that the Planning Commission must weigh the
difficulty of filling the property against the level of improvements they are willing to accept.
Granting waivers allows some flexibility, but the site would not meet the standards
required for new development. Commissioner Lada noted that while it is hoped the
business remains for decades, leaving a broken-down driveway and parking area in place
for a long time could be problematic.

Commissioner Dornan asked about the appearance of the building exterior once the
business moves in, noting that the packet did not show final garage or building elevations.
He also inquired whether any environmental assessments were required or completed by
the owner prior to purchase and asked about the proposed signage. He expressed no
concerns about the existing barbed wire on top of the fence.

Assistant City Manager Benson clarified that the fence and barbed wire are existing non-
conformities; retaining them maintains the non-conforming status, but modifying the fence
in the future could create compliance issues. Mr. Passalacqua added that non-conforming
status is lost if the site ceases operations for a certain period and noted the applicant has
offered to remove the barbed wire while retaining the front yard fence.

Mr. Nicholas Braasch (sp), representing the applicant along with architects David Murphy
and Tim Wood, addressed questions from the Planning Commission. In response to
Commissioner Lada’s concern about buffering the gun range on the west side, he
explained that the drive currently leaves only about 1.5 to 2 feet of green space between
it and the fence, limiting what can be planted. He indicated that the front yard will be
seeded and maintained as green space, with no cars stored there, and that the gun range
would not have visibility of vehicles behind the building.
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Regarding use of the service bays, Mr. Braasch clarified that six bays are proposed,
though in practice only four to six vehicles will be worked on at a time inside the building,
with the remaining bays currently unused. When asked about resurfacing the parking lot,
he stated that the owner may consider it in the future if expansions or additions occur, at
which point the lot would need to meet current building and ordinance standards. For
now, the lot is proposed to remain as is to avoid affecting existing drainage, which has
functioned for the past ten to fifteen years.

Mr. Tim Wood, the civil engineer from Nowak & Fraus Engineers, explained that adding
curbing around the perimeter of the existing parking lot would create stormwater ponding.
He noted that under current site conditions, water naturally flows toward the drain at the
north end of the property. Installing curbing would block that flow, preventing proper
drainage, which is why the applicant is requesting a waiver from the curbing requirement.

No public comments.

MOTION made and seconded by Commissioner Dornan and Commissioner Grossi to
approve SPECIAL LAND USE SLU 25-002: 48850 WEST 12 MILE ROAD, WIXOM, MI.
48393: The applicant is requesting special land use approval to occupy an existing
vacant facility located at 48850 W. 12 Mile Road as a truck and equipment service center.
Minor automotive repair businesses, including muffler shops, shock absorber
replacement shops, tire stores and minor engine repair shops are special land uses in the
B-3 district. The parcel is zoned B-3, General Business and the Parcel Identification
Number is 22-08-376-033; with conditions as follows:

1. That no more than six service bays be utilized by the business; and
2. No materials shall be stored outdoors at anytime; and

2. SITE PLAN REVIEW SPR25-009: 48850 WEST 12 MILE RD., WIXOM,
MI. 48393: The applicant is requesting approval to rehabilitate an existing
19,452 square foot warehouse building on a 5.6 acre lot along West 12 Mile
Road. The proposed use of the site is to perform general maintenance to
heavy construction equipment, semi-tractors & trailers, and modify new
public safety vehicles. General maintenance work includes brakes,
changing belts, oil changes, shock absorbers, greasing trailer wheels,
hydraulic hoses, etc. The parcel is zoned B-3, General Business, and the
Parcel Identification Number is 22-08-376-033.

Staff Report to the Planning Commission from Carlisle Wortman Associates, Inc., to the
Planning Commission regarding Site Plan Review SPR25-009: 48850 W. 12 Mile Road,
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Wixom, MI. 48393 dated March 2, 2026 is included in the packet; along with Site
Plan/Special Land Use Review for City of Wixom, Michigan dated February 4, 2026.

The applicant is requesting approval to rehabilitate an existing 19, 452 total square foot
warehouse building on a 5.6 acre lot along 12 Mile Road. The proposed use of the site
is to perform general maintenance to heavy construction equipment, semi-tractors &
trailers, and modify new public safety vehicles. General maintenance work includes
brakes, changing belts, oil changes, shock absorbers, greasing trailer wheels, hydraulic
hoses, etc., The applicant states STS does not perform heavy engine repair. The site will
employ approximate 8 to 12 employees and operate Monday through Friday from 7 a.m.
to 5 p.m. The special land use application states some days may require operations until
7 p.m.

Minor automotive repair businesses such as muffler shops, shock absorber replacement
shops, tire stores, and minor engine repair shops are a special land use in the B-3 district
and require a public hearing to be held by the Planning commission. Per Section
18.17.010.B., it is the intent of the zoning ordinance to bring existing sites that do not
conform with the current standards into greater conformity when uses change or an
exterior renovation or expansion is proposed.

Vice Chair Tacy suggested making two separate motions: one to approve or deny the
requested waivers, specifying which are granted or denied, and another for the site plan
approval. She recommended discussing the waivers first, starting with the issue of
allowing the existing parking lot to remain unimproved without curbing.

Commissioner Lada expressed concern that the waiver would allow the lot to remain
unimproved indefinitely, tying the condition to the property, rather than just deferring
improvements. Commissioner Dornan agreed with Commissioner Lada’s concern. Mr.
Passalacqua noted that the gravel area is in the front yard, outside of the parking area,
and that aerial images show the existing concrete around the building perimeter is broken
and overgrown in places. He added that while the lot appears traversable, it is not in ideal
condition and deferred to the applicant for confirmation regarding its usability.

Commissioner Dornan asked about the fire department’s opinion, and Assistant City
Manager Benson stated that they recommended approval, noting that although it is not
their preferred condition, fire trucks can still navigate the site and accommodate the
turning radius. Commissioner Dornan added that while the lot is functional, it is not visually
appealing, and raised a related question about the building’s exterior, asking whether it
will be painted or remain as-is for the certificate of occupancy.

Assistant City Manager Benson noted that older sites in the City often lack modern
stormwater management features, such as detention basins, because standards 20 to 30
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years ago were less stringent. He acknowledged that adding curbing or making pavement
improvements could create new drainage issues, given the site’s existing conditions.

Mr. Nicholas Braasch, representing MatCon, explained that the current parking lot is
usable for driving and vehicle storage. They plan to implement a new striping plan but are
not proposing any building changes, additions, or demolition at this time, which is why
they want to leave the lot as-is. He emphasized that when future development occurs, the
lot will be brought up to current City and Oakland County design standards. Mr. Braasch
indicated that the goal is to get the building operational as quickly as possible, and while
the lot may not look ideal, it is functional. He also stated that neither he nor the owner
intends for the lot to remain in its current state for decades.

In response to Commissioner Dornan’s question about the building’s appearance,
Commissioner Lada asked what the building will look like once occupied. Mr. Braasch
noted that it is currently painted black and white and deferred to Mr. David Murphy to
address details of the building frontage facing 1-96.

Mr. David Murphy from FIKA Architects explained that the building was painted in 2025,
less than a year ago, with a black-and-white color scheme—white on the lower block
portion and black on the upper metal panels. He stated that they are proposing to leave
the building as-is for now, with no changes, until any future renovations or expansions
occur.

Commissioner Dornan asked whether the applicant had finalized a sign for the site. Mr.
Braasch replied that no signage has been designed yet and that any future sign, such as
a monument sign on 12 Mile Road, would require a separate permit. He noted that they
anticipate wanting a “Safe Truck Services” sign in the future.

Vice Chair Tacy brought up the first waiver regarding allowing the existing parking lot to
remain unimproved without curbing and asked whether it should be approved or denied.

Commissioner Dornan asked Commissioner Lada if he would feel more comfortable with
a time limit on the waiver, but Commissioner Lada responded that they could set one.
Assistant City Manager Benson added that enforcing a time limit would be difficult and
that a precipitating change, such as an expansion, would naturally trigger improvements.
Commissioner Lada indicated he was willing to rely on good faith, trusting that the
applicant intends to be a long-term partner in Wixom.

Mr. Braasch emphasized his commitment to the community, noting his ongoing presence
in Wixom and assuring that future improvements are planned, but that for now, they want
to use the lot as-is. Mr. Passalacqua noted that the special land use approval is for up to
six service bays, and if the business expands to a seventh bay, they will need to return
for a revised special land use, which could prompt discussion about parking lot
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improvements at that time. Commissioner Dornan suggested that the Commission
approve the waivers to allow the business to proceed.

Commissioner Lada asked about the existing driveway, confirming that its nonconformity
is likely due to proximity to the property line. Mr. Passalacqua explained that the drive is
evaluated based on two criteria: distance from a major intersection and distance from
adjacent drives. While it meets the minimum 60-foot requirement from the intersection, it
is closer than ideal to the neighboring gun range’s entry drive. However, because that site
was approved under a newer site plan, it would not be appropriate to require a change.

Vice Chair Tacy then raised the issue of the greenbelt landscaping along 1-96, noting a
desire to see trees planted, but thought that only trees such as weeping willows could
survive because of potential wetland constraints. Mr. Passalacqua confirmed that
measurable wetlands exist in that area and installing full greenbelt landscaping could
disturb them. Mr. Braasch added that a wetland mitigation company had been referenced
and emphasized his preference not to disturb the wetlands, noting the area is already
green and planting there could do more harm than good. Mr. Passalacqua noted that the
50-foot greenbelt requirement along 1-96 could allow for some landscaping farther from
the wetland, and that the site plan already includes some parking lot trees near the 1-96
frontage, leaving potential for additional plantings without impacting wetlands.
Commissioner Lada compared the situation to the two-story boat storage nearby,
suggesting the visual impact would be similar.

Vice Chair Tacy raised the first waiver regarding allowing the trash enclosure to remain
in the front yard.

Commissioner Buck asked about site lighting, and Mr. Braasch explained that a single
light pole will be installed at the entrance to illuminate that area, and wall packs will be
mounted on the building. He noted that due to property constraints—such as the proximity
to the gun range and other curbs—there is limited space for additional lighting. Installing
lights in the greenbelt could interfere with future expansions and would require removal
later, so the entrance pole and building-mounted lights are the proposed solution. An
existing junction box and cabling for the sign will support the light pole.

Vice Chair Tacy then confirmed the waivers under consideration: allowing the trash
enclosure to remain in the front yard, allowing the current front yard fence to remain, and
allowing the existing site access and driveway to remain in its current location, which does
not meet current standards. Mr. Braasch added that the owner has already removed the
barbed wire from the fence.

MOTION made and seconded by Commissioner Lada and Commissioner Grossi

to approve SITE PLAN REVIEW SPR25-009: 48850 WEST 12 MILE RD., WIXOM, M.
48393: The applicant is requesting approval to rehabilitate an existing 19,452 square
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foot warehouse building on a 5.6-acre lot along West 12 Mile Road. The proposed use
of the site is to perform general maintenance to heavy construction equipment, semi-
tractors & trailers, and modify new public safety vehicles. General maintenance work
includes brakes, changing belts, oil changes, shock absorbers, greasing trailer wheels,
hydraulic hoses, etc. The parcel is zoned B-3, General Business, and the Parcel
Identification Number is 22-08-376-033; to approve the following waiver requests:

1. To allow waiver for the current parking lot to remain unimproved and without
curbing; and

2. To allow waiver for the greenbelt landscaping required along [-96 frontage per
Section 18.06.050.G.; and

3. To allow the waiver for the buffer zone landscaping required along the east and

west property lines per Section 18.14.020.C.; and

To allow the waiver to allow the trash enclosure in the front yard; and

To allow the waiver for the current front yard fence to remain; and

To allow the waiver for the current site access drive to remain in its current

location as it does not meet current standards.

o gk

VOTE: MOTION CARRIED

MOTION made and seconded by Commissioner Lada and Commissioner Grossi to
approve SITE PLAN REVIEW SPR25-009: 48850 WEST 12 MILE RD., WIXOM, MI.
48393: The applicant is requesting approval to rehabilitate an existing 19,452 square
foot warehouse building on a 5.6-acre lot along West 12 Mile Road. The proposed use
of the site is to perform general maintenance to heavy construction equipment, semi-
tractors & trailers, and modify new public safety vehicles. General maintenance work
includes brakes, changing belts, oil changes, shock absorbers, greasing trailer wheels,
hydraulic hoses, etc. The parcel is zoned B-3, General Business, and the Parcel
Identification Number is 22-08-376-033; with the following conditions to be addressed and
administratively approved by the City:

1. Any issues cited by the City Engineer are addressed; and

2. Any issues cited by Public Safety are addressed; and

3. Footcandles will need to be shown at the east lot line and the lot line corner
nearest the building on the southwest side of the site; and

4. Building and/or pole lighting heights should be clarified on the photometric plan;
and

5. The parking lot footcandle maximum and average light levels need to be
clarified and/or revised to conform to lighting standards; and

6. All barbed wire shall be removed from the site prior to insurance of a certificate
of occupancy.
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VOTE: MOTION CARRIED

3. CONCEPTUAL DEVELOPMENT REVIEW - RENTON
REDEVELOPMENT AREA 119, 121, 131, 201, 205, AND 221 N. WIXOM
ROAD; 3343 AND 3360 RENTON STREET, WIXOM, MI. 48393: The
applicant is seeking a conceptual review meeting with the Planning
Commission to get feedback on a proposed mixed-use development
including a 10,000 square foot multi-tenant commercial facility and a 4 story,
75 unit multiple-family residential facility on property currently owned by the
City prior to seeking approval of a purchase agreement with City Council.
The property is zoned VCA-C, Village Center Area Core and the parcels
identification numbers are 17-31-502-007, 17-31-477-002, 17-31-477-003,
17-31-477-010, 17-31-477-001, 17-31-477-008, 17-31-477-009, 17-31-
477-006.

Memo to Drew Benson, Assistant City Manager from Matteo Passalacqua, Community
Planners, Carlisle Wortman Associates dated February 23, 2026 regarding Renton
Concept Site Plan is included in the packet.

The City received a revised concept plan from the Ferlito Group to develop the City’s
Renton property. The concept plan is for a mixed-use development consisting of 10,000
square feet of retail space and 75 multi-family residential units for lease in two separate
buildings. An open green space is provided at the northern end of the retail building;
however, a note indicates the space could be converted to additional retail in the future.

Before proceeding to a more formal site plan submittal, the applicant requests input and
feedback from the City. To assist in that feedback process, provided are comments and
guestions for consideration (included in memo dated February 23, 2026).

Mr. Passalacqua presented a concept review for a proposed project at the Renton site,
noting that an unofficial review related to the VCA standards was included in the meeting
packet. The concept plan envisions a mixed-use development with 10,000 square feet of
retail space in a two-story building and 75 multi-family residential units in a four-story
building. The apartment building includes a first-floor lobby with covered parking behind,
while open green space is provided at the northern end of the retail building, though this
area could potentially be converted to additional retail in the future.

The VCA zoning district aims to create a center of activity, promote mixed-use
development, encourage infill and redevelopment, and support both vertical and
horizontal integration of uses. The buildings are sited approximately 60 feet from the
centerline of Wixom Road to accommodate future right-of-way setbacks. Exceptions to
the five-foot maximum setback may be allowed if a widened sidewalk, public gathering
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areas, plazas with amenities, outdoor seating, and rear access are provided, which the
conceptual plan currently accomplishes.

Regarding parking, it is not permitted in front of the building under standard regulations;
however, if right-of-way is obtained, any front parking would be considered public, and
the restriction would not apply to the development itself. The development team has
proposed street parking where feasible, with the remainder of required parking located
behind or on the sides of the buildings or beneath the residential building. Based on
general use standards and residential unit counts, the site is expected to provide sufficient
parking or may require only a minor waiver.

Mr. Passalacqua explained that the VCA architectural design standards call for traditional
styles, and the building renderings show predominant use of brick with stone and styled
cornices, consistent with traditional downtown materials. The standards also require
horizontal articulation to reduce building mass, and the drawings illustrate some
articulation through brick columns, metal entrance canopies, and soldier courses above
windows. The applicant will need to provide the percentage of window coverage for both
buildings, though no initial concerns with meeting the standards were noted.

Regarding deviations, Mr. Passalacqua noted that the VCA standards allow flexibility for
dimensional requirements, and several deviations may be needed if the plan moves
forward. Clarification is needed on the second floor of the retail building and the lobby of
the multi-family building to confirm it qualifies as an active ground floor, which is required
since the VCA Core does not allow residential on the first floor. Additionally, if any retail
suite exceeds 5,000 square feet, a special land use application would be required. The
review would also include discussions with the applicant to confirm how the buildings
meet architectural standards and ensure the new pavilion at the southern end of the site
remains publicly accessible.

Assistant City Manager Benson explained that the concept has been developed by the
Ferlito Group and the Walbridge Group and was previously presented to City Council last
year. The City Council authorized moving forward with a purchase agreement, and there
is some level of support for this style of plan. Before advancing to a formal purchase
agreement, the Planning Commission is being given the opportunity to review the
concept, hear from the applicants, and provide preliminary feedback.

Assistant City Manager Benson highlighted three key discussion points. First, there is a
preference for on-street parking along Wixom Road, which has been a topic of previous
discussion and remains open for input. Second, the plan proposes relocating the Air Line
Trail along the frontage of North Wixom Road instead of the back of the site, which aligns
with the City’s request to retain 60 feet of right-of-way from the centerline, allowing more
functional use of the space for sidewalks, on-street parking, trail space, and green areas,
similar to the Genesys Credit Union site. Third, the plan includes a future commercial
area: the first phase would develop 10,000 square feet of retail adjacent to the multi-family
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building, with a plaza in place, and a potential additional 5,000 square feet of retail would
be added later once initial leasing is established. Assistant City Manager Benson noted
that the Commission’s feedback on the placement of this future retail, either north or south
of the building, would be valuable.

Assistant City Manager Benson introduced Mr. Daniel Jacobs from the real estate team
as a representative for the project to address any relevant questions.

Vice Chair Tacy asked about the proposed relocation of the bike trail with the 60-foot
setback, specifically whether there would be sufficient space to delineate separate lanes
for bikers and pedestrians, similar to the treatment in front of the Drafting Table retail
space. Assistant City Manager Benson confirmed that this would be addressed during the
site plan review and that there is ample space to either widen the trail or set it further from
the street, noting that the existing sidewalk installed last year is about 40 feet from the
centerline, which provides significantly more room than the current Country Corners
configuration. Vice Chair Tacy emphasized the community investment in the trail and
expressed support for the development, calling it a beautiful project.

Mr. Matt Walters, 611 Westwood, introduced Mr. Mike Ferlito, 414 North Gainsborough
Avenue, Royal Oak, MI and Mr. Luke Bonner, 1054 South Main Street, Ann Arbor, MI.

Mr. Walters introduced the project team, explaining that the Ferlito Group focuses on
construction, property management, and real estate development, Bonner Advisory
Group provides development and consulting services in Southeast Michigan, and Walters
Group specializes in consulting and commercial real estate development. All three firms
have experience across SE Michigan, with a primary focus on multi-family projects,
though they also engage in industrial and boutique office developments.

Mr. Walters highlighted their current 72-unit multi-family project in Ferndale and
emphasized the importance of working collaboratively with local municipalities to ensure
community support for projects.

Mr. Walters reviewed the proposed site plan, showing the multi-family building located on
the north side of the site and the 10,000-square-foot retail building along Wixom Road.
The residential building is a podium-style structure with 75 units, including one-bedroom,
two-bedroom, and studio layouts, and incorporates parking beneath the second through
fourth floors behind the front entrance along Wixom Road.

Mr. Walters presented an overview of the proposed mixed-use development located just
north of Pontiac Trail and Wixom Road. He described the site layout, noting the multi-
family building on the north side with a podium-style design and parking beneath the first
floor, and the 10,000 square foot retail building along Wixom Road with a southern gazebo
and green space. He emphasized the integration of a bike path connecting to adjacent
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communities, supporting pedestrian and cyclist access and the potential for painted
sidewalk delineations to separate traffic. The retail building could be expanded to 15,000
square feet in the future, with phased development based on pre-leasing demand to
maintain occupancy and support the activity along Wixom Road. The residential portion
would include 75 units, consisting of six studios, 51 one-bedroom units, and 18 two-
bedroom units, totaling approximately 99,000 square feet. Parking would include 176
spaces, with 122 for residential use, including 50 to 55 spaces under the podium, and 54
for retail, exceeding zoning requirements. Amenities such as café seating along the
sidewalk and bike trail are proposed to enhance streetscape activation and provide an
engaging environment for residents and visitors.

Commissioner Buck asked whether there would be sufficient parking if the retail building
were expanded and whether any park area would need to be removed. Mr. Walters
responded that there would be enough parking. Mr. Passalacqua clarified that the
reported excess of 20 parking spaces comes from spaces in the front of the site. If those
front spaces were removed, the site as currently designed would still meet zoning
standards, though any future 5,000 square foot retail expansion might require additional
parking or could be addressed through VCA waiver flexibility.

Vice Chair Tacy inquired about the second floor of the retail building, and Mr. Walters
explained that it is a false front intended to give the appearance of two-story retail, which
aligns with City priorities, while avoiding the high costs of building a usable second floor.
Commissioner Lada confirmed there would be no future rooftop bar.

Assistant City Manager Benson asked about the possibility of adding mezzanine or
second-floor space in the retail building if a future tenant desired it, noting elevator access
and build-out costs as considerations. Mr. Walters confirmed that building out the second
floor would be possible if a tenant required it, and they are not opposed to constructing
additional space. A question was asked about ceiling heights, and Mr. Walters noted that
some areas would have 16-foot ceilings while end-cap spaces could be around 12 feet to
accommodate potential restaurant uses.

Vice Chair Tacy expressed support for the brick and accent elements on the retail building
but suggested adding three to four windows on the north and south ends of the upper
facade to break up expanses of brick. Assistant City Manager Benson noted that open
walls could also be opportunities for murals, referencing DDA initiatives. Mr. Walters and
Mr. Ferlito agreed to incorporate windows to provide relief in the brick as suggested by
Vice Chair Tacy, understanding that some areas on the north end may remain for future
expansion.

Mr. Ferlito asked for feedback on the location of the proposed retail addition, noting that
their initial plan was to place it on the north side, while the City had suggested considering
the south side. Vice Chair Tacy responded that placing the addition on the north end
would leave a park-like open space on the south end, preserving a substantial green area
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even if the addition were never built, and expressed support for the podium-style parking
solution. Mr. Ferlito noted they are using a similar podium approach in their Ferndale
project.

Vice Chair Tacy then made a design suggestion regarding the building’s awnings,
referencing examples from New York where awnings are more architecturally integrated
rather than simple rectangular projections. Mr. Ferlito replied that while the current awning
design mirrors what is shown in Ferndale, they anticipate modifying it to accommodate
drainage, suggesting a version without a roof or with a different configuration may be
implemented in the final design.

Mr. Walters explained that the awnings and canopies as currently shown would likely be
modified in the final design due to drainage requirements and cost considerations. They
are considering a version without a roof, more like a faux canopy or pergola with slats,
providing architectural interest without functional coverage. Vice Chair Tacy confirmed
this would be similar to a pergola effect, giving visual appeal rather than shelter. Mr.
Walters added that the doors would still be recessed to allow for access, but the canopy
itself would not serve a functional purpose, and the design would prioritize aesthetics and
curb appeal.

Commissioner Lada commented on the tradeoff between retaining parking versus
creating usable outdoor space, suggesting that losing 20 spaces in favor of bermed green
space or expanded café seating could enhance the downtown feel and pedestrian
experience. Mr. Ferlito agreed, emphasizing the need to make the site attractive for retail
tenants, noting that Wixom Road is not a traditional retail corridor and that front parking
helps attract both national and local tenants while creating a more urban, appealing
environment. Mr. Walters acknowledged the balance between tenant attraction and
pedestrian access, agreeing with the point but noting practical challenges. Commissioner
Grossi added that for the west retail area, parking can be particularly challenging on
certain days.

Assistant City Manager Benson noted that the community and the Road Commission
would need to be comfortable with on-street parking, acknowledging potential skepticism.
He explained that the parking could serve as traffic calming, slowing vehicles in an area
that currently experiences speeding, particularly with the elementary school relocating
soon, which may affect peak traffic volumes. He emphasized that front parking is highly
valued by retail patrons and can impact lease rates, offering a downtown advantage
compared to outlying strip centers.

Commissioner Lada asked about the proposed width of the sidewalk and bike path. Mr.
Ferlito responded that they are aiming for at least 12 feet total, creating a broad,
boardwalk-like experience. Assistant City Manager Benson compared it to the
configuration in front of Country Corners, estimating 8 feet for the trail plus 4-5 feet for
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the sidewalk, noting that additional outdoor dining on private property could further widen
the pedestrian space.

Commissioner Lada and Vice Chair Tacy expressed support for the design, with
Commissioner Lada highlighting enjoyment of the café and outdoor experience. Mr.
Ferlito explained that the design includes 8-10 feet of patio space with planters providing
a buffer between the path and dining, creating a pedestrian-friendly downtown feel.

Vice Chair Tacy reminded the Commission that Ordinance 18.07.060 requires a 15-foot
setback for upper stories above the second floor. Mr. Walters acknowledged this point,
and Assistant City Manager Benson confirmed that the design standards are waivable,
leaving it to the Planning Commission to decide whether to allow a modification.

Mr. Luke Bonner explained that the 15-foot setback for upper stories was not proposed
because the multi-family building is already naturally set back from Wixom Road, and the
standard is primarily intended to provide relief for pedestrians along a street-facing
facade. He noted that implementing a full 15-foot recess would complicate construction,
alter the floor plans, and require adding outdoor terraces, which did not fit the design
intent. He also observed that similar projects in Ann Arbor, Ferndale, and Detroit often
use a five-foot recess, and that the surrounding context, including a distant school and
existing retail, made the full 15-foot requirement less necessary.

Vice Chair Tacy noted that the color break at the top of the building and the upper
windows would help visually reduce the perception of a solid wall, which aligns with the
intent of the setback to prevent the building from feeling overpowering. Commissioner
Lada commented that the Al-generated images did not show anything on the roof. Mr.
Ferlito clarified that they are real architectural drawings and that the roof will include
equipment such as condensers, which will be screened to maintain aesthetic quality.

Mr. Wood clarified that all floor plans for the project are fully developed and priced with
general contractors, including ductwork and building systems, ensuring the designs go
beyond conceptual Al renderings.

Vice Chair Tacy asked about the envisioned use of the residential building lobby. Mr.
Ferlito explained that the lobby will include a variety of amenities for residents, such as
shared workspaces, a small gym, a dog wash accessible from the garage, bike storage,
package storage, mailroom, and a box room. Additional features may include a small
fireplace and coffee station, designed to provide practical, usable spaces. Mr. Wood
added that the shared workspaces would be modest in size, reflecting post-COVID needs.
Vice Chair Tacy noted that the design appeared visually appealing.

Assistant City Manager Benson noted that the Commission reached a preference for the
extra 5,000 square feet of retail to be located on the south side of the building. He outlined
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the next steps, explaining that most key points of the purchase agreement have been
negotiated and the project team will present to City Council to confirm Planning
Commission support for the general concept. Following approval of the
purchase/development agreement, they will continue due diligence and return to the
Commission in late spring or early summer for formal site plan review and approval. Pre-
marketing activities for the retail space will occur concurrently, including discussions on
incentives with City Council and the DDA. Assistant City Manager Benson emphasized
that the goal is to minimize phasing so that the 10,000 square foot retail and multi-family
buildings are completed simultaneously, aligning with the City’s priority to build out
downtown while efficiently delivering the multi-family component.

Vice Chair Tacy suggested placing the park on the south side during the initial phase of
construction, noting it would provide residents with green space while keeping
construction activity away from them. Mr. Ferlito acknowledged the idea but explained
that locating the restaurant and retail on the south end could create noise issues for
residents, particularly if outdoor events or a rooftop deck were used, which is why they
had originally considered placing the expansion on the north side. Commissioner Dornan
inquired about potential noise from the active railroad behind the property and asked
about anchor tenants. Mr. Ferlito noted that, based on experience with a similar project
near Kalamazoo, typical retail tenants include health services, coffee shops, and small
quick-service restaurants, with the possibility of a 3,000 square foot full-service
restaurant, but emphasized the goal is to balance tenant mix without introducing high-
noise operations.

Commissioner Dornan commented he, initially, had concerns about the inclusion of
apartments, noting his preference for owner-occupied housing for community stability, but
acknowledged that economic realities make rental units necessary. Mr. Ferlito stated that
almost every apartment would have one parking space under the podium, except for
some studios.

Commissioner Buck asked about the project timeline, noting that school relocation could
affect site availability. Assistant City Manager Benson explained that the new school
facility on West Maple is expected to open in fall 2027, but the old site likely won’t be
redeveloped in time for this project. He added that the area is designated VCA
Transitional, which would likely support a mix of townhouses and single-family homes in
the long term, based on demand. Buck inquired about potential synergy between the two
properties, and Assistant City Manager Benson indicated that could be explored.

Call to the Public:

No public comments.

Staff Comments:
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Assistant City Manager Benson provided an update regarding the new Wixom Elementary
School. City Council discussed the project at their February 24th meeting and authorized
a comprehensive letter of concern to the school district.

Key points include that the district is not required to submit a site plan to the City or follow
local zoning, meaning standards such as occupancy, tree permits, and other site
requirements are not being met. The proposed plan does not include a sidewalk on one
side of the street, forcing students to cross at an unsignalized four-way intersection at the
new bus driveway, Hedingham Boulevard, and West Maple, without any planned right-of-
way improvements for increased traffic. City Council has also directed staff to schedule a
local public hearing, likely on March 10th, to take public comments and concerns, which
will be shared with the district. Assistant City Manager Benson clarified that the district
may not participate in the hearing and that the City’s involvement is limited to water,
sewer, and right-of-way permits, pending State review and approval of the road
connections. He emphasized transparency about the current stage of the process

Assistant City Manager reminded Commissioners of upcoming meetings on March 16th
and April 6th, asking them to report any conflicts.

Planning Commission Comments:

Vice Chair Tacy asked about the timeline for repainting the car wash, noting it still looks
“zooish” and questioning when it would no longer be orange and blue. Mr. Passalacqua
explained that the owners did not want to paint during winter months but plan to complete
it when weather permits, with final approval to be done, administratively. Assistant City
Manager Benson added that certificates of occupancy will not be finalized until the
repainting is completed.

Commissioner Lada brought up two items: promoting participation in the Wixom Amazing
Race on the last Saturday of July. Registration has started.

Commissioner Lada commented on the proposed changes to the 1,000-foot noise
ordinance. He expressed opposition to the change, noting that the current 800-foot
standard works for 9-to-5 businesses, but the new 24/7 operation could impact nearby
residents. The discussion clarified that the residences in question are the Poota
townhouses, with the southern property line approximately 550 feet from the new
development, which does not meet the 800-foot standard. Vice Chair Tacy noted
distances of nearby properties north of the railroad tracks. Mr. Passalacqua confirmed
the northernmost units would be roughly 500 feet from the southern end of the Poota
condos. Assistant City Manager Benson clarified that the site involves undeveloped land
previously owned by UPS and an additional 20 acres under contract from Acromatic. Vice
Chair Tacy requested scientific data to support any noise considerations, and
Commissioner Lada agreed this was reasonable
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Mr. Passalacqua explained that the Planning Commission will receive a redlined version
of the data center standards showing changes since the discussion two weeks ago. Vice
Chair Tacy clarified that the goal was not to change the 1,000-foot standard but to
understand how it was derived and compare it to the 800-foot standard for noise
regulation purposes. Pass noted that as more technical data becomes available, the
1,000-foot standard will be part of the discussion to ensure noise regulations are accurate
and supported by data.

Assistant City Manager Benson added that at the March 16th meeting, the Commission
can expect a framework that accommodates re-occupancy of existing facilities, including
smaller data centers, without imposing a strict size limit. The approach aims to balance
technical requirements with Planning Commission flexibility for unique scenarios. He
emphasized that there is no proposed change to the standard prohibiting data centers on
parcels directly adjacent to residentially zoned properties; the discussion only involves
parcels in the general vicinity of residential areas.

ADJOURNMENT:

This meeting of the Planning Commission was motioned and adjourned at 8:55 p.m.

Mona Freiburger
Recording Secretary



