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SUBJECT: Approval of Zoning Ordinance Text Amendment 18.239, to amend Ordinance No. 97-18, as
amended, the City of Novi Zoning Ordinance at Article 2, "Construction of Language and
Definitions, Zoning Districts Map, Section 201, "Definitions," to amend the definition of gasoline
service stations to specify permitted accessory uses with a limited prohibition on the sale of alcohol
and Article 25, "General Provisions," Section 2505, "Off-Street Parking Requirements" to revise the
parking requirements for self-service gas stations. SECOND READING

12 '" v,->
SUBMITTING DEPARTMENT: Community DevelopmerIfDepartment - Planning

CITY MANAGERAPPROVA~
BACKGROUND INFORMATION:

Late last year, staff identified a possible zoning ordinance concern regarding accessory uses
associated with gasoline service stations, and in particular, the sales of packaged beer, wine and
liquor that is now permitted (as regulated) by the State's Liquor Control Commission (see below).
In the past, most gasoline service stations in Michigan had not been permitted liquor licenses,
except for certain cities, villages and townships with smaller populations (3,000-3,500 people), or if
the gas station met standards that were not typically met (I.e., were in a neighborhood center of
50,000 square feet or had $250,000 in merchandise available). Very few properties historically
qualified under these standards, but recently, many more properties have qualified. At least one
gas station in Novi has gotten a license from the State (Sunshine Market at Novi Road and 13 Mile
Road).

Staff notes that the ordinance currently does not provide clear standards as to whether alcohol
sales at gas stations would be permitted as an accessory use. In fact, the definition of the
"gasoline service station" in the ordinance does not provide for the typical incidentals that we have
come to expect at gasoline service station mini-marts or C-stores, such as bread, milk and gum:

"A place for the retail dispensing, sale, or offering for sale of motor fuels directly to the users
of motor vehicles together with the sale of minor accessories and services for motor
vehicles, but not including major automobile repair."

The past interpretation of Novi's Zoning Ordinance is that the sale of bread, milk, gum, etc., has
been considered "typically incidental" or "accessory" to the gas station use. Staff is proposing an
updated definition at this time to include these incidental uses. However, staff thought the question
of alcohol sales at gasoline service stations pushes the limits on what would normally be incidental
to a gasoline service station. The ordinance amendments presented provide options on whether
alcohol sales should be considered incidental to the gasoline service stations, and if so, whether
any conditions should be added.

State of Michigan - Liquor Control Commission Licensing Standards for Gas Stations
The Liquor Control Commission can issue a liquor license permitting the sale of alcohol at gas
stations when the following standards are met (in addition to other minor regulations):

a) One or both of the following conditions exists: .
1. The gasoline service station is located in a neighborhood shopping center composed of one

or more commercial establishments organized and operated as a unit, which provides not
less than 50,000 square feet of gross leasable retail space, and which provides 5 private
off-street parking spaces for each 1,000 square feet of gross leasable retail space; or

2. The gasoline se.rvice station maintains a minimum inventory on the premises, exclUding
alcohol and gasoline, of not less than $250,000.



b) The site of payment and selection of alcoholic liquor is not less than 50 feet from that point
where gasoline is dispensed.

An excerpt from the State statute related to the sale of alcohol at gasoline stations is attached.

Novi's Current Ordinances for Gas Stations
Novi's Zoning Ordinance currently allows gasoline service stations as a Special Land Use in the B
2, Community Business District and in the B-3, General Business District. Additionally, gasoline
service stations are a permitted use in the FS, Freeway Service District. The standards for a
gasoline service station in the B-2 or B-3 districts are as follows:

1. Entrances to the gas station shall be no less than one hundred feet from a street
intersection or from adjacent residential districts;

2. The minimum lot area shall be one acre;
3. A service station shall be located on a site so as to minimize its impact on any adjacent

residential district, OS-1, OSC or B-1 district;
4. Attached canopies shall comply with the minimum setback standards of the district and

detached canopies shall comply with the setback standards for accessory structures;
5. The storage of vehicles overnight is prohibited except for working vehicles (wreckers,

etc.) and vehicles or trailers for general rental and those awaiting mechanical repair.
Wrecked vehicles may be stored for a period not to exceed twenty-four hours;

6. A noise impact statement is required.

There are no special standards for gasoline service stations in the Freeway Service district. There
are a total of 12 gas stations currently located in Novi, with one of those located in the Freeway
Service District, one located in the RA district as a part of a PUD/Consent Judgment and the
remaining 10 located in the B-2 or B-3 districts.

Novi's Existing Gasoline Service Stations
The LCC requires gas stations wishing to sell alcohol to be located in neighborhood shopping
center of a minimum of 50,000 square feet and/or carry merchandise totaling a minimum of
$250,000 excluding alcohol and gasoline. In addition, the point of sale must be a minimum of 50
feet from the nearest gas pump. The chart below includes the size of all existing gas stations
within the City and an approximation of whether they would meet the required 50 feet distance
between the point of sale and the nearest gas pump based on a review of aerial photos. The
$250,000 inventory requirement was not evaluated as the City does not keep records of retail
inventories. Based on the information below, only the existing Sam's Club store, which has an
accessory gas station, would meet the minimum size requirement. The existing Sunshine Market
currently has a liquor license. One gas station was recently proposed at a pre-application meeting
showing an area dedicated to sales of beer. wine and liquor.

Existing Gas Station Address Approx. Size Point of Sale to Gas Pump
Distance O!: 50 feet

Speedwav 47395 W. Pontiac Trail 4081 Sq. ft. No
Speedway 31275 Haggerty Road 2,409 sq. ft. Dependent upon location of

reqister
Sunshine Market 42355 W. 13 Mile Road 5500 Sq. ft. Yes
BP 43420 12 Mile Road 1,275 Sq. ft. No
Amoco 3947112 Mile Road 1,093 sq. ft. Dependent upon location of

reqister
Sam's Club 27300 Wixom Road 138,715 sq. ft. Yes
Sunoco 43601 Grand River Ave. 1409 sq. ft. No
Mobil 43407 Grand River Ave. 1802~ No
Speedway 24210 Novi Road 2,409 sq. ft. Dependent upon location of

register
Total 24141 Novi Road 2,248 Sq. ft. No
Sunoco 4142510 Mile Road 2688 Sq. ft. No
Marathon 21070 Haqqertv Road 2338 Sq. ft. No
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Other Community Ordinances
The zoning ordinances of West Bloomfield and Southfield prohibit the sale of any alcohol at gas
stations. The City of Troy requires all gas stations wishing to sell alcohol to appear before their
Liquor Advisory Committee which reviews the request to determine whether or not it meets the
State standards for a liquor license to sell alcohol at a gas station. The Troy Liquor Advisory
Committee then either recommends the City has "no additional comment" for the State or passes
along a negative recommendation stating the applicant does not meet the required State
standards. No specific regulations were found in staff's review of other community ordinances.•
Recommendation from the Police Department
The Novi Police Department prepared the attached November 13, 2009 memo containing a
recommendation to prohibit gas stations from. obtaining liquor licenses. This memo was
considered by the Planning Commission in its recommendation to the City Council. Deputy Chief
Lindberg attended two Commission meetings to answer questions.

Proposed Amendment - Planning Commission's Recommendation
The public hearing was held at the Planning Commission meeting on January 27, 2010. The
Planning Commission's recommended ordinance language would amend the definition of a
gasoline service station in the ordinance to include, as accessory uses, the retail sale of minor
automotive-related convenience products as well as the sale of non-automotive related products,
such as sundries, basic convenience grocery items, pre-prepared food items and non-alcoholic
beverages. Sales of alcoholic beverages would be permitted if the following conditions were
demonstrated on a site plan:

(a) One or both of the following conditions exist:
(i) The applicant or licensee is located in a neighborhood shopping center
composed of one or more commercial establishments organized or operated as a
unit which is related in location, size and type of shop to the trade area that the unit
serves, which provides not less than 50, 000 square feet of gross leasable retail
space and which provides five private off-street parking spaces for each 1, 000
square feet of gross leasable retail space.
(Ii) The applicant or licensee maintains a minimum inventory on the premises,
excluding alcoholic liquor and motor vehicle fuel, of not less than $250, 000. 00, at
cost, of those goods and services customarily marketed by approved types of
businesses.

(b) The site of payment and selection of alcoholic liquor is not less than fifty feet from that
point where motor vehicle fuel is dispensed.
(c) The building from which alcoholic liquor is sold provides not less than 15,000 square
feet of gross leasable floor area.

The proposed ordinance, as recommended by the Planning Commission, is essentially the same
as the State statute, but with one very significant addition - sales must be within a building of at
least 15,000 square feet in area. There is no building size limit in the State statute.

The amendment also proposes revisions to the parking standards for self-service gas stations to
reflect their retail nature. The parking requirements would be adjusted to reqUire one parking
space for each 200 square feet of usable floor area. The parking standards currently require one
parking space for each 50 square feet of usable floor area in the cashier's and office areas only.
Relevant meeting minutes from the aforementioned Planning Commission meeting and other
meetings where this ordinance was discussed are attached.

Correspondence
One additional piece of correspondence from was received after the City Council's first reading of
this ordinance amendment. It is attached for reference at this time.
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Proposed Amendment as Approved for a First Reading By City Council
This matter was before the City Council for a first reading of the proposed amendment at the
meeting held on February 8, 2010. At that meeting, the City Council considered the four options
prepared by staff, the comments from the public and the recommendations from the Planning
Commission.

The City Council approved the first reading of the proposed text amendment as presented in
Option 4: to allow alcohol sales at gasoline service stations that provide not less than 5,000
square feet of gross leasable floor area and meet the requirements listed in the State statute. That
is the only option presented in this packet prepared for the Second Reading. Please see the
attachment for details of the ordinance language approved for a first reading. Relevant meeting
minutes from the February 8, 2010 City Council meeting are attached.

RECOMMENDED ACTION: Approval of Zoning Ordinance Text Amendment 18.239 to amend the
definition of gasoline service stations to specify permitted accessory uses with a limited prohibition
on the sale of alcohol and to revise the parking requirements for self-service gas stations.
SECOND READING

Ma or Landr
Mayor Pro-Tern Gatt
Council Member Crawford
Council Member Fischer

Council Member Mar olis
Council Member Mutch
Council Member Staudt
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PROPOSED ORDINANCE AMENDMENT
STRIKE VERSION



STATE OF MICHIGAN

COUNTY OF OAKLAND

CITY OF NOVI

ORDINANCE NO. 18.239
(Gas Station Liquor Licenses)

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18, AS AMENDED, THE
CITY OF NOVI ZONING ORDINANCE, ARTICLE 2, "CONSTRUCTION OF
LANGUAGE AND DEFINITIONS, ZONING DISTRICTS AND MAP," SECTION
201, "DEFINITIONS," TO AMEND THE· DEFINITION OF GASOLINE
SERVICE STATION TO SPECIFY PERMITTED ACCESSORY USES WITH
CONDITIONAL ALLOWANCE OF THE SALE OF ALCOHOL AND ARTICLE
25, "GENERAL PROVISIONS," SECTION 2505, "OFF-STREET PARKING
REQUIREMENTS" TO REVISE THE PARKING REQUIREMENTS FOR SELF
SERVICE GAS STATIONS.

THE CITY OF NOVI ORDAINS:

Part I. That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, Article 2,
Construction of Language and Definitions, Zoning districts and Map, Section 201, Definitions, is
hereby amended to amend the definitions of"Gasoline Service Station" to read as follows:

Gasoline service station means a place for the retail dispensing, sale, or offering for sale of
motor fuels direetly to llsers of motor vehieles together with the sale of minor aecessories and
services fro motor vehicles, but not inelliding major alltomobile repair, with the only permitted
accessory uses being the servicing and minor repair of motor vehicles; retail sales of minor
automotive related convenience products and accessories such as windshield washer fluid, motor
oil, wipers and window scrapers; and retail sales of non-automotive related products, including
(i) sundries such as gum, candy, cigarettes, newspapers, magazines, and other individually
packaged convenience items; (in basic convenience grocery items, such as milk and bread; (iii)
pre-prepared food items that are not subject to licensing by the Michigan Department of
Agriculture or the Oaldand County Health Department; and (iv) non-alcoholic beverages. The
sale of alcoholic beverages shall be permitted as an accessory use subject to the issuance of an
appropriate license by the Liquor Control Commission and subject to the standards imposed Qy
the Commission and state law if all three of the following conditions are met and are reflected on
the site plan:

(a) One or both of the following conditions exist:
(i) The applicant or licensee is located in a neighborhood shoDoing center
composed of one or more commercial establishments organized or operated as a
unit which is related in location, size and type of shop to the trade area that the
unit serves, which provides not less than 50,000 square feet of gross leasable
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retail space and which provides five private off-street parking spaces for each
1,000 square feet of gross leasable retail space.

(m The applicant or licensee maintains a minimum inventory on the premises,
excluding alcoholic liquor and motor vehicle fuel, of not less than $250,000.00, at
cost, of those goods and services customarily marketed by approved types of
businesses.

(b) The site of payment and selection of alcoholic liquor is not less than fifty feet from
that point where motor vehicle fuel is dispensed.

(c) The building from which alcoholic liquor is sold provides not less than 5,000 square
feet of grOSS leasable floor area.

Part II. That Article 25, General Provisions, Section 2505, Off-Street Parking Requirements is
hereby amended to read as follows:

Article 25, General Provisions

See. 2505. Off-Street Parking Requirements.

1. - 13. [unchanged]

11. The minimum number of off-street parking spaces by type of use shall be
determined in accordance with the following schedule:

a.
b.
c.

[unchanged]
[unchanged]
Business and Commercial

(1)-(10) [unchanged]

(11) Gasoline filling One (1) fueling space for each
stations (self- fuel nozzle. In addition, one 0)
service) space per 200 square feet usable

floor area (not to include vehicle
fueling spaces located at the
pump) plus parking for accessory
vehicle service uses.one (l)
parking spaee shall be previded
fer eaeh fifty (50) square feet of
usaMe floor area in the eashier's
and offiee areas and spaees shall
be provided fer all aeeessory uses.
In no instance shall such a facility
provide less than three (3) parking
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spaces. In no instance shall a
required parking space or its
maneuvering area conflict with
vehicles being fueled or awaiting
fuel.

PART III.

Severability. Should any section, subdivision, clause, or phrase of this Ordinance b e declared
by the courts to be invalid, the validity of the Ordinance as a whole, or in part, shall not be
affected other than the part invalidated.

PART IV.

Savings Clause. The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect or impair any act done, offense committed, or right accruing, accrued,
or acquired or liability, penalty, forfeiture or punishment, pending or incurred prior to the
amendment of the Novi Code of Ordinances set forth in this Ordinance.

PARTV.

Repealer. All other Ordinance or parts of Ordinance in conflict herewith are hereby repealed
only to the extent necessary to give this Ordinance full force and effect.

PART VI.

Effective Date: Publication. Public hearing having been held hereon pursuarlt to the provisions
of Section 103 of Act 110 of the Public Acts of 2006, as amended, the provisions of this
Ordinance shall be published within fifteen (15) days of its adoption by publication of a brief
notice in a newspaper circulated in the City of Novi stating the date of enactment and effective
date, a brief statement as to its regulatory effect and that a complete copy of the Ordinance is
available for public purchase, use and inspection at the office of the City Clerk during the hours
of 8:00 A.M. to 5:00 P.M., Local Time. The provisions of this Ordinance shall become effective
seven (7) days after its publication.

MADE, PASSED AND ADOPTED BY THE NOVI CITY COUNCIL THIS _ DAY
OF ,2010.

DAVID LANDRY - MAYOR

MARYANNE CORNELIUS - CITY CLERK
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1. Date of Public Hearing
2. Date of Adoption _-;:- _
3. Date of Publication of

Notice of Adoption _

CERTIFICATE OF ADOPTION

I hereby certify that the foregoing is true and complete copy of the Ordinance passed at the
__________ meeting of the Novi City Council held on the day of
________, 2010.

MARYANNE CORNELIUS - CITY CLERK

1320796
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STATE OF MICHIGAN

COUNTY OF OAKLAND

CITY OF NOVI

ORDINANCE NO. 18.239
(Gas Station Liquor Licenses)

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18, AS AMENDED, THE
CITY OF NOVI ZONING ORDINANCE, ARTICLE 2, "CONSTRUCTION OF
LANGUAGE AND DEFINITIONS, ZONING DISTRICTS AND MAP," SECTION
201, "DEFINITIONS," TO AMEND THE DEFINITION OF GASOLINE
SERVICE STATION TO SPECIFY PERMITTED ACCESSORY USES WITH
CONDITIONAL ALLOWANCE OF THE SALE OF ALCOHOL AND ARTICLE
25, "GENERAL PROVISIONS," SECTION 2505, "OFF-STREET PARKING
REQUIREMENTS" TO REVISE THE PARKING REQUIREMENTS FOR SELF
SERVICE GAS STATIONS.

THE CITY OF NOVI ORDAINS:

Part I. That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, Article 2,
Construction of Language and Definitions, Zoning districts and Map, Section 201, Definitions, is
hereby amended to amend the definitions of "Gasoline Service Station" to read as follows:

Gasoline service station means a place for the retail dispensing, sale, or offering for sale of
motor fuels, with the only permitted accessory uses being the servicing and minor repair of
motor vehicles; retail sales of minor automotive related convenience products and accessories
such as windshield washer fluid, motor oil, wipers and window scrapers; and retail sales of non
automotive related products, including (i) sundries such as gum, candy, cigarettes, newspapers,
magazines, and other individually packaged convenience items; (ii) basic convenience grocery
items, such as milk and bread; (iii) pre-prepared food items that are not subject to licensing by
the Michigan Department of Agriculture or the Oakland County Health Depattment; and (iv)
non-alcoholic beverages. The sale of alcoholic beverages shall be permitted as an accessory use
subject to the issuance of at! appropriate license by the Liquor Control Commission and subject
to the statldards imposed by the Commission and state law if all three of the following conditions
are met and are reflected on the site plan:

(a) One or both of the following conditions exist:
(i) The applicant or licensee is located in a neighborhood shopping center
composed of one or more commercial establishments organized or operated as a
unit which is related in location, size and type of shop to the trade area that the
unit serves, which provides not less than 50,000 square feet of gross leasable
retail space and which provides five private off-street parking spaces for each
1,000 square feet of gross leasable retail space.
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(ii) The applicant or licensee maintains a minimum inventory on the premises,
excluding alcoholic liquor and motor vehicle fuel, of not less than $250,000.00, at
cost, of those goods and services customarily marketed by approved types of
businesses.

(b) The site of payment and selection of alcoholic liquor is not less than fifty feet from
that point where motor vehicle fuel is dispensed.

(c) The building from which alcoholic liquor is sold provides not less than 5,000 square
feet of gross leasable floor area.

Part II. That Article 25, General Provisions, Section 2505, Off-Street Parking Requirements is
hereby anlended to read as follows:

Article 25, General Provisions

Sec. 2505. Off-Street Parking Requirements.

1. - 13. [unchanged]

11. The minimum number of off-street parking spaces by type of use shall be
dete1111ined in accordance with the following schedule:

a.
b.
c.

[unchanged]
[unchanged]
Business and Commercial

(1)-(10) [unchanged]

PART III.

(11) Gasoline filling One (1) fueling space for each
stations (self- fuel nozzle. In addition, one (1)
service) space per 200 square feet usable

floor area (not to include vehicle
fueling spaces located at the
pump) plus parking for accessory
vehicle service uses. In no
instance shall such a facility
provide less than three (3) parking
spaces. In no instance shall a
required parking space or its
maneuvering area conflict with
vehicles being fueled or awaiting
fuel.
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Severability. Should any section, subdivision, clause, or phrase of this Ordinance b e declared
by the courts to be invalid, the validity of the Ordinance as a whole, or in part, shall not be
affected other than the part invalidated.

PART IV.

Savings Clause. The amendment of the Novi Code of Ordinances set forth in this
Ordinance does not affect or impair any act done, offense committed, or right accruing, accrued,
or acquired or liability, penalty, forfeiture or punishment, pending or incurred prior to the
amendment of the Novi Code of Ordinances set forth in this Ordinance.

PARTV.

Repealer. All other Ordinance or parts of Ordinance in conflict herewith are hereby repealed
only to the extent necessary to give this Ordinance full force and effect.

PART VI.

Effective Date: Publication. Public hearing having been held hereon pursuant to the provisions
of Section 103 of Act 110 of the Public Acts of 2006, as amended, the provisions of this
Ordinance shall be published within fifteen (15) days of its adoption by publication of a brief
notice in a newspaper circulated in the City of Novi stating the date of enactment and effective
date, a brief statement as to its regulatory effect and that a complete copy of the Ordinance is
available for public purchase, use and inspection at the office of the City Clerk during the hours
of8:00 A.M. to 5:00 P.M., Local Time. The provisions of this Ordinance shall become effective
seven (7) days after its publication.

MADE, PASSED AND ADOPTED BY THE NOVI CITY COUNCIL THIS _ DAY
OF ,2010.

DAVID LANDRY - MAYOR

MARYANNE CORNELIUS - CITY CLERK

1. Date of Public Hearing _
2. Date of Adoption
3. Date ofPublication-oCOf------------

Notice of Adoption _
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CERTIFICATE OF ADOPTION

I hereby certify that the foregoing is true and complete copy of the Ordinance passed at the
__________ meeting of the Novi City Council held on the day of
________, 2010.

MARYANNE CORNELIUS - CITY CLERK

1320796
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CITY COUNCIL MINUTES EXCERPT
FEBRUARY 8, 2010



DRAFT EXCERT FROM

REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI
MONDAY, FEBRUARY 8,2010 AT 7:00 P.M.

COUNCIL CHAMBERS - NOVI CIVIC CENTER - 45175 W. TEN MILE ROAD

ROLLCALL: Mayor Landry, Mayor Pro Tem Gatt, Council Members Crawford,
Fischer, Margolis, Mutch, Staudt

ALSO PRESENT: Clay Pearson, City Manager
Tom Schultz, City Attorney

7. Consideration of Zoning Ordinance Text Amendment 18.239, to amend
Ordinance No. 97-18, as amended, the City of Novi Zoning Ordinance at
Article 2, "Construction of Language and Definitions, Zoning Districts Map,
Section 201, "Definitions," to amend the definition of gasoline service
stations to specify permitted accessory uses with a limited prohibition on
the sale of alcohol; and Article 25, "General Provisions," Section 2505,
"Off-Street Parking Requirements" to revise the parking requirements for
self-service gas stations. First Reading

Mr. Pearson said this grew out of a specific project that had the addition of liquor sales
as part of a gas station. He said they had not seen that in the past, so they started
looking at what the State regulated and what they did or didn't do, what was on the
books and what they actually followed through and regulated. He said they started off
with the Planning Commission with a text amendment as a starter, in terms of
prohibition that evolved, and came up with some restrictions that it could be sold under
conditions. He said they looked at some of the actual places in town and tried to be
cognizant of that as to not create too many non-conforming land uses. Mr. Pearson
thought they had a modified compromised alternate for the actual language that they felt
provided some guidance without everywhere and anywhere sales at gas stations but
recognized it might fit in under certain circumstances.

Member Crawford said she liked the Option 4 proposal, which went along with what the
State recommended. She said rather than the Planning Commission's recommended
15,000 sq. ft., she wanted to be consistent with what already existed in the City, which
was 5,000 sq. ft.

Mayor Pro Tem Gatt asked how big the Sunshine Market gas station was at Novi and
Thirteen Mile Roads. Mr. Pearson responded it was 5,500 sq. ft. He asked if there had
been any problems with people buying alcohol and drinking it, because it was sold at
that location. Mr. Pearson said, to be fair, it opened a few months ago so they didn't
have a track record there yet. He didn't think there had been anything yet but it hadn't
been very long. Mayor Pro Tem Gatt said, in the packet, there had been concerns that
alcohol sold at a gas station would create more of a propensity to purchase alcohol,
open it and drive. He said he didn't agree with that and believed that anyone who
wanted to buy alcohol and open it and drive could purchase it anywhere it was sold. He
stated he was not concerned with that and agreed with Member Crawford. He thought
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that if they had already established a location in Novi that sold gasoline and alcohol,
and it was over 5,000 sq. ft. and it had a large inventory of supplies other than gasoline
and alcohol and if it was working there, that was the standard that Council should set.

CM-10-02-021 Moved by Gatt, seconded by Crawford; MOTION CARRIED:
To approve the First Reading of Zoning Ordinance Text

Amendment 18.239 with Option 4 that would allow a business that
sold gasoline to sell alcohol as long as the building was 5,000 sq. ft.
or larger.

DISCUSSION

Member Margolis agreed that alcohol was not the issue as it was just as convenient to
pull into a party store as it was a gas station. She thought what they were adopting was
a business large enough to have the staff, training and control of who they were selling
alcohol to. She thought that had more to do with size and was probably what the State
was trying to get to with their prohibition that there had to be $250,000 of inventory other
than gas and liquor. Member Margolis thought what Council was doing was trying to
find an operational way to say they wanted to follow those same kinds of standards.
She agreed that the 5,000 sq. ft. made a lot of sense, especially since there was one
market, just over that size, that had already been granted a liquor license. She stated
she would support the first reading and the motion.

Member Staudt said he would not support it because he didn't see any point in having
to do this now. He said there were just too many prohibitions and regulations put on
businesses, and this wasn't something that was necessary to impose, at this time. He
said there were plenty of enforcement measures in place to deal with this, so he would
not be supporting any of the options.

Member Mutch stated he wouldn't support the motion. He understood there was an
existing use that had secured a permit from the State for the sale of alcoholic beverages
from a gas station but he thought it was a bad idea. Member Mutch said while there
were other locations in the City that sold alcohol in a convenience style location, most of
those closed at midnight. He said gas stations were, presumably 24 hour operations
where there would be alcohol sales past that hour, which from the enforcement
viewpoint of the Police Department opened up a number of new locations where there
was the potential for liquor sales. Member Mutch said these were different from
restaurants and bars that sold alcohol, as those businesses were highly dependent
upon their licenses. They have occasional problems and realize the penalties involved
in violating those license requirements. He said with these locations, he thought there
was really a potential for problems with sales of alcohol beyond midnight up until 2 AM
when they were required to stop selling. Member Mutch said it didn't make sense to
have a potential proliferation of these uses and if this was the direction that these kinds
of uses were going, then it would be likely that while they started with a couple the trend
would be more of these locations throughout the City. He didn't think it was good for the
public or helpful for the Police Department; so he would not support an ordinance
change that facilitated that.
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Member Fischer stated he would be in favor or Option 4 not only from a consistency
standpoint but also because 5,000 sq. ft. was a good line to draw as far as someone
making a significant investment within the City. He thought 5,000 sq. ft. met kind of a
threshold there. Member Fischer stated he didn't buy the argument that purchasing
alcohol at a gas station influenced people to open it there.

Mayor Landry said gas stations were really different than they were years ago. He said
they were commercial establishments where food, coffee etc. was sold and they were
changing. He said he would support the motion and thought it was a good compromise.
He agreed with Member Margolis that when it came to alcohol the key was could they
always responsibly sell alcohol. Mayor Landry said if talking about a large enough
establishment that did enough business, they would be able to hire consistent
employees and would be able to make sure they dispensed alcohol properly. He
thought that was where the si~e came from. He said in Novi they were encouraging
quality development and a development of this size was really not a gas station; it was a
commercial development. He said he would support the motion.

Roll call vote on CM-10-02-021 Yeas: Crawford Fischer, Margolis, Landry,
Gatt
Nays: Mutch, Staudt,
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Liquor Control Commission 51

(tl) Dining cars orother rail/oad orPuliman OaJ'$, walercraft, oralroraft, whare alcohollo liquormaybe
sold for consumplloTt on Iha premises onlV, tlub)eqt to rulas promulgated by Ihe commission.

(I) Brewpubs wherebeermanufaelured on thll premises bythe licensee maybesold for consumption
on oroff Ihe premises by any of Ihe following lfoMsees:

(I) Class C.
(II) Tavem,
(RI) Cless A hotel.
(Iv) Class B hotel.
Ii) MicrO brewers Wl1ere boer produced by tM micro brower may be sold to a consumer for

consumpllon on or off the brewerypremise.. •
. (k) Class G·1 l!cense Whera baar, wine, mlxod splrl! drink, and spirits maybe seldforoonsumpllonon

lhe pr!lmlses onlyto members reqUired to payan annualmemberohlp fee and consumption Islimllad to lh&se
member$ t1nd lhelrbona Oda 9uests.

':':'{I) Class G·2l1censa where beer and wine maybe sold for consumpllon on the premisas only 10
members required \0 payao annual membership file and consumpUoo Is limited \0 these mem!l~rs ana Ihslr
booa llde guests•

. "". "(2)Awine maketmaysell wine made b)'lhat wine mak0r Ina raslaurentforconsumption on Of off lile
premises rr It... f(l$laurenl Is owned by Ihe wIne maker oroperaled b)/anolherperson under on egreement
eppmvad by lha commissIon and 10ca\sd Oll the premises where the wins makerIe tlo0nsed.

(3) A wine maker, wllh the prJor wrlften approval of the commlsslol1, may conduct wine taellng. of
wInes made by lhat wlna maker and Illay sell lhe wine made by !hal wIne maker lor consumj>lIcn off the
pramises at alocal/on oth\1fthan lha premiseswhore the wine maker IsUoonsad to manulaclurewine, Ilnder
the tollowlng condlllons:

(a) The pramlses upon WhIch tha wlne tasling occurs confonns to looal and alate sanllallon
reqUirements,

(b) Payment of a$100.00 teE> per loeallon Is made to Ihe commIssIon,
(c) The wine lasllng locsllons sllall be considered II.canaed premIses.
(d) Wine leslln9 does not lake place between lhe hours of 211.m, end 7 a.m. Monday Ihrough

Saturday, orbelwosn 2 a.m. and 12 noon on Sunday,
(a) Thepremises end Ine licensee complywtlb and are"ublecllo all appliCable rules pr<lmulgaled by

the ~ommlsslon.
'.• ~Hf.Ij)J¥t '&!l~./ld liEl.rflld. Elr.~. '1. 1IYJ&;·An\.,IOO1,MlW. E!t.Atarcb~~. ~tl:02•.

436.1539 Marina ns npeclaliy designated marchal'll ordlslrlbutor:lJcenae: conditions.
Sea. 6:)9. A marina1h.t Is situated on '1 of the Great Lakea, on thaI part Q/ lin Inland walelWay or

trlbulalY conneoted to ~nd navigable to 101 the Graal ~akes, oron a GreatLakes ponnecllng welelWllYmay
beIssued alloansa as aspa.'allydeBlgneled merchantorspeolally deSIgnated di6lrlbulor, notwlthstandlngtha
feol thaltoamarina maln!alns molor vehfcle fuel pumps on oredJecanl10 the licensed premIses, ormalnlall'lS
a flnanclallnierest In any molor vehlole fuel pumps lfboth oflh!> follOWing aondlllcns a1&01et:

ts) The marina's primary buslnass Ie Ihe sale of boala or lhe provision of sarvloos and supplies 10
reoreallonal (lOwer orulsers sod sailboats of lhe \we Ihellyplcalty travel on the Great Lekes,

'(b) The fuel pumps are used lordlspensin" fual only to boata desoribed In sUbdivision (e).
IlIslo,\,1 fttB,Ad:6&,Irr,Q.EIr./Ipr. HI1~lJ.

436.1541 Motarvehlc/efual pumpa. "
Sea. 541. (1) The oommlsslcn shallnot prohlblt 8n applIcant forarlha holderofaspeolelly,deslgnated

dlslrtbulorllcenseorapaclallydes!gn.aladmerohant{lcensa from ownll1ll or opsrallngmolar vehlole fuel p1.lmpe
on oradjacantlo1Ile Ilaensed premlsos, If both of the following condllfons are mel:

'" ';(a) One Qr bolh ollhelollowlng conditions exist:
(I) lhe eppllcant or IIcansee Is loasled In aneighborhood shopping cenler composed lif i or more

cemmerclal aetabllshmenls organized oropereled as aunit which Is raialed In locallon. slze,lInd \we oleho!'
to the trade area that the unIt serves, whtcb provides nollesslhalloO,OOOsquare feet o/gross leasoble retail
space, and Which provIdes 5 prlvete olf·slreet parking spaces for each 1,000 s~uerefeet ofgross leaSable
retail space. .

I
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52 lfquor Conlrot CommissIon

(m Tne applicant orlicensee mslnlalns 8 1Illnlmum Inventoryon tht> prsmleas, exoludlng aloohollo.
liquorand motor vehicle fuel, ofnOlless than $2BO,OOO.OO, at oost, OfIhosegoods and servIce. oustomarily
markel.a by approved types of businesses.

(b) Tha slfs> ofpayment and salselloo ofaloohollo Uquor Is not/ass Ihan 60 leeUrom thatpoInt where
molorvohk:le flial19 dispensed. •

(2) The oommlsslon shall notprohibit an applicantloroI the hol<1erolaspsolally desIgnated merchaot
license from owning oroparallng molorvehlole ruel pumpson or adjaoent to Iha licensed premIses IIbolhof
the followIng oondJllons BfS> mal:

(a) The applicant or licensee !$looofed In ellher of the followIng:
(I) A cill', lmrcrpcreled vlJlege, or townshIp wllh a popuJaUon of 3,000 or lass and II county wIIh a

populallon of31,(lOO<ir mora.
(/1') A cUy. IOGOl'porated Ylliag~. Of township wUh II populaflon 013,500 cr lass and a counly with a

population of lesllihan 31,000.
(1)) The appllcan! or licensee malnlalns a mfnimurn Inventoryon the premises, excludIng alCoholic

liquor and molor vahlele fuel, ofnolte"s lhao $10,000.00, at cost, of those goods and serv1coo customarily
marketed byapproved Iypes IIf businesses.

C31 Thecommlsslon shall notprohIbit an appllcantforor theholderofaspecially designated dlstrlbulor
Iloansefrom owning IIr operating mo!crvehlcle IU91 pumps lin or at\Jacenl to IheIIcansed premises Irbolh of
the following oondillons ara mel:

(a) The appllcanl or licensee ls located In ollher of the lof/owing:
(I) A city, IncorjlOrated vUlaga, or lownshlp wllh a population of 3,000 or loss and a county with a

populallon 0131,000 ormOr9.
(II) A nlly, Incorporalo<1 village, or township wllh a population of 3,5DO or less and a county wllh a

popUlation ofless lhan 31,000. .
(h) Ths> applloant or IIcensae maintain. a minimum Invenlory on Ina premises. e~oluding alcoholic

liquor ~nd molor vahicla I"al. of not less than $12,500.00, at cost, of those goods and services customarilY
marketed by approvad .fypes 01 businesses.

(4) A por$On who waa Issued a specially desIgnated merchant IIcenso IIr spoclally deo,lsnated
dlslrlbutor license alII location at which anmher psrson oWns>d, opel9led Dr mslnlelnod motor vehicle fual
pumps atlhe. ssme 10CBIlon may hava or acqulra an lnlerest In fhe ownership, operation or malnlenance of
Illose motor v~hlol. fuel pumps,

(S) Tho commIssion may transfer ownershIpofa specially deslgnatad merchanlllcsnsG Or specially
dGslgnated dlslribulor license to II person who owns or Is l>cqulrlng ~n InteTest In motor vohlcla fuel pumps
already In oparallon at tha Bamo location at which Iha license Is IS$uett.

Itrttoryl 1M&.lIcfOO.lll'llJ,€If.l\Jlf."" wns.

438.1543 D1spoalflon ant:! use of retailers' license and 1I0ensa renowal foee; epaolal fund:
"llcensef90 enhancement" defined,

Sec. 643. (I) Quarterly, upon recommendation of the comrl'i1sslon,the state shell pay purslianllo
appmprlatlon In tha manner prescribed by Jaw to the oily. 'I1l1og9. or township In which a full-time polloe
daperlll1antor full-time ordinance enforcementdejlarlmenlls maIntained or, IIapollcedepal'\mentor fulI·llme
ordInance enforcementdepartment Is not maintained, 10·lhe county, to be crediled 10 the sherlli'sdepsrimant
oflha county In WhIch the licensed premises are looaled, 65% DflM amounlofthe proceedsofIhe retailers'
license reea and license renewsl fee$ collectsd InlhatJurlsdlcllcn, lor the spsolflcpurpcseofenforcing this acl
and Ihe rules promulgated under Ihls aol. Forty-one and ons-hall percent of Ihe amount or the prooeeds of
r$taller~' flceliae and license ran-wal fees oollacled shall ba deposlled In a epeclal fund to be annualJy
approprrafed 10 Iha commissIon fer carrying out the Ilcenslng end enforcement provisions of this act. Any
ullancumbered or uncommllled money In Ihe special fund shall revert 10 too geileral fund of tM stale 12
monlhsafter lIle and ofeachnscalyaar!tl WhIch lhe funds were colleclad. The legislatureahsllappropriate3
1/2% olllleamountof the proceeds 01 retailers' license and license renewal fees collected tobeoredlted fa iii
special fund In the atate treasury for the purposes"fpromollng anel sustaIning progr"ms for Ih..praveni/on,
rehablllial/on, care,and trealmentofwooholiOll, This subseotlon dQas not applyto retalilloenS$ leascollected
for railroad or Pullman cars, watercraft, or elrorafl, 0" to tha Iransfer leas provided In seellon 629.
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MEMORANDUM

TO: Members of the Planning Commission

FROM: Barbara McBeth, AICP, Community Development

SUBJECT: Text Amendment 18.239 Gas Station Liquor Licenses

DATE: January 22,2010 .

The Planning Commission has discussed a possible text amendment to regulate liquor, beer and
wine sales at gas stations. In discussing the matter last week with Chair Pehrson and to facilitate
further discussion by the Planning Commission, Chair Pehrson suggested summarizing the matler
to provide clear black and white questions. Taking further inspiration from Member Baratta's
investigation and expertise in this area (see attached correspondence), staff presents the following,
as refreshed and restated questions for the Planning Commission to consider.

Question 1
One question staff is posing is whether "gasoline service station" is adequately defined in the
ordinance:

"A place for the retail dispensing, sale, or offering for sale of motor fuels directly to the users
of motor vehicles together with the sale of minor accessories and services for motor
vehicles, but not including major automobile repair."

As discussed at last week's meeting, the proposed definition of a gasoline service station now
would add sundries such as gum, candy cigarettes, etc.; basic convenience grocery items, such as
milk and bread; prepared food items; and possibly alcoholic beverages. With the first part of the
new definition, we are really catching up with the mini-mart or C-Store model that gas stations h~lVe

used for a number of years. The past interpretation of Novi's Zoning Ordinance is that the sale of
bread, milk gum, etc., has been considered "typically incidental" or "accessory to" the gas station
use. However, staff thought the question of alcohol sales at gas stations pushes the limits on what
would normally be incidental to a gasoline service station - hence the ordinance amendment and all
ofthe discussion. .

Question 2
Another question being posed is whether the Planning Commission and the City Council would like
to see sales of alcoholic beverages as another permitted use at gasoline service stations. The first
draft language offered for consideration provided reasons why it would not be appropriate to allow
alcohol sales at service stations:

(a) Alcohol is not a product that should be conveniently available to the motoring public
at a location where they purchase fuel for their vehicle. Such availability has a strong
potential to encourage or facilitate alcohol related driving offenses and accidents that might
not otherwise occur if a motorist in need of fuel had to make a separate stop to purchase
alcoho!.

(b) The nature of modern day automobile service stations and the multiple transactions
employees must handle at the same time is inconsistent with the proper administration and
enforcement of the State's liquor control laws and prohibitions on sales to minors and visibly
intoxicated persons and the Michigan Liquor Control Code of 1998, MCl 436.1906, does not
require server training programs for off-premises licensees and their employees.



(c) Many gasoline service stations are open later than other stores where alcohol is
sold, creating the ability for persons who had been consuming alcohol in an on-premises
establishment to co'nveniently purchase alcohol after leaving that establishment, increasing
the chances of alcohol related driving offenses and accidents and potentially undermining
the liability of on-premises licensees for serving alcohol to minors or Visibly intoxicated
persons under the rebuttable presumption in MCL 436.1801 (8), that licensees other than the
one who made the last sale are not liable for damages caused by a minor or Visibly
intoxicated person they served..

(d) Allowing the sale of alcohol at automobile service stations would increase the
volume of motor vehicle traffic and parking demands on properties that were not planned or
designed to accommodate the increased demand, resulting in increased vehicle conflicts
and accidents.

(e) Locations that sell alcohol are a separate retail use under this chapter, which the
City pursuant to its zoning authority to ensure that use of land is situated in appropriate
locations and relationships, reduce hazards to life and properly, and to promote and protect
the public health, safety and welfare, has determined should not be allowed at automobile
service station locations.

Of course, the Planning Commission may not agree that any of these reasons provided in the draft
ordinance language would be sufficient to prepare an ordinance that would prohibit alcohol sales at
gas stations. That's why staff offered the other alternatives.

Additional Questions
Staff agrees with Member Baratta's statement that one question for the Commission to consider is
the relative convenience of purchasing the product from a gas station or a retail store. But staff
thinks there's more than iust a question of convenience involved in this zoning issue, and offers the
following additional questions for the Commission to consider:

• Is there a land use or traffic conflict for most gasoline service stations to add another
product Oust being introduced in Novi at this time) to the variety of services currently offered
at gas stations - gasoline sales, tire filling, minor service and repair, car washes, retail
convenience items, a qUick sandwich?

, • Are the hours of operation an issue, as gas stations tend to be open later than other retail
stores?

• Is there an added concern about proper training of employees for sales to minors or to
intoxicated people, given the other duties service station employees are responsible for?

• Is it perceived that there are already enough places to purchase alcohol that don't have the
extra "challenges" noted above?

Alternative 1
Staff suggests that if the Commission finds that the answers to any or all of the questions above
would cause a concern about including this additional use to the definition of gasoline service
stations, then it would be appropriate to recommend the Alternative 1 to the City Council:

Gasoline service station means a place for the retail dispensing, sale, or offering for sale of
motor fuels directly to wsers of molor vehicles le!lcther with the sale of minor accessories and
services fro motor veJ:licles, but not includin!l major autemOOile repair, with the only permitted
accessory uses being the servicing and minor repair of motor vehicles; retail sales of minor
automotive related convenience products and accessories such as windshield washer fluid.
motor oil, wipers and window scrapers: and retail sales of non-automotive related products.
including (j) sundries such as gum, candy, cigarettes, newspapers, magazines, and other

2



Alternative 2
Staff suggests that if the Commission finds that the answers to any or all of the questions provided
above would not be a concern, the Commission could recommend the second alternative to the
City Council to clearly indicate that liquor, beer and wine would be permitted to be sold at Novi
gasoline service stations, SUbject to approval by the Michigan Liquor Control Commission:

Gasoline servioe station means a place for the retail dispensing, sale, or offering for sale of
motor fuels direotly to users of meter vehioles together with the sale of minor aooessories and
SOfVk:es fro motor vehioles, but not inoluding-major automebile repair, with the only permitted
accessory uses being the servicing and minor repair of motor vehicles; retail sales of minor
automotive related convenience products and accessories such as windshield washer fluid,
motor oil, wipers and window scrapers; and retail sales of non-automotive related products,
including (i) sundries such as gum, candy, cigarettes, newspapers, magazines, and other
individually packaged convenience items; (Ii) basic convenience grocery items, such as milk and

3



Alternative 3
Staff suggests that if the Commission finds that the sales of alcoholic beverages at gasoline service
stations could be mitigated through certain provisions, such as larger store size, and consistent with
one of the current standards of the Liquor Control Commission, the third alternative may be
appropriate for the P.lanning Commission to recommend to the City CounCil:

Additional follow-up to Planning Commission's previous questions
Kristen Kapelanski prepared the follOWing additional information for consideration by the Planning
Commission in reaching a recommendation on this matter.

Studies linking alcohol sales at gas stations and instances of impaired driving
At previous meetings, the Commission expressed an interest in reviewing any studies
demonstrating the relationship between alcohol sales at gas stations and instances of impaired
driving, The Community Development Department staff and members of the Police Department
have done extensive research in an attempt to locate such a study but have not found anything
specifically addressing gas stations and impaired driving arrests. The City's Traffic Engineering
Consultant has also indicated that he is not aware of any such studies.

Existing Gas Stations in Novi - size and location considerations
At the January 13th Planning Commission meeting, the CommiSSion inqUired whether or not any
eXisting gas stations, in addition to the Sunshine Market, would meet the requir~ments of the Liquor
Control Commission for the sale of alcohol at gas stations. The Liquor Control Commission
requires gas stations wishing to sell alcohol to be a minimum of 50,000 square feet and/or carry
merchandise totaling $250,000 or greater exclUding alcohol and gasoline, In addition, the point of
sale must be a minimum of 50 feet from the nearest gas pump, The chart below includes the size
of all eXisting gas stations within the City and an approximation pf whether they would meet the
reqUired 50 feet distance between the point of sale and the nearest gas pump based on a review of
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aerial photos. The $250,000 inventory requirement was not evaluated as the City does not keep
records of retail inventories. Based on the information below, only the existing Sam's Club store,
which has an accessory gas station, would meet the minimum size requirement. The existing
Sunshine Market currently has a liquor license.

ExlstiJlg Gas Station Address Approx. Size Point of Sale to Gas
Pump Distance ~ SO

feet
Soeedwav 47395 W. Pontiac Trail 4081 sa. ft. No
Speedway 31275 Haggerty Road 2,409 sq. ft. Dependent upon I

location of reolster
SunshIne Market 42355 W. 13 Mile Road 5500 sa. ft. Yes .

BP 43420 12 Mile Road 1,275 sq. ft. No
Amoco 3947112 Mile Road 1,093 scj. ft. Dependent upon

location of reoister
Sam's Club 27300 Wixom Road 138,715 sq. ft. Yes
Sunoco 43601 Grand River 1,409 sq. ft. No

Avenue
Mobil l43407 Grand River 1,802 sq. ft. No

Avenue
Speedway 24210 Novi Road 2,409 sq. ft. Dependent upon

~-
location of register

Total 24141 Novi Road 2,248 so. ft. No
Sunoco 4142510 Mile Road 2688 sa. ft. No
Marathon 21070 Haqqertv Road 2,338 Sq. ft. No

Conclusion
All three text amendment alternatives modify the Zoning Ordinance definition of gasoline service
stations to include "mini-mart" or G-store types of uses, and also adjust the parking requirements for
gasoiine service stations. The three aiternatives prOVide differing regulations regarding the sale of
alcohol as a permitted use at gasoiine service stations - prohibiting those sales; allowing those
sales subject to LCG iicensing; or allowing those sales in certain circumstances. Please refer to the
attachments for the actual ordinance language being proposed.

Thank you again for all of the time spent considering these amendments.
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January 15,2010

RE: Zoning ordinance text amendment-to amend gas stations to sell alcohol

Kristen

I believe that our objectives in this matter are as follows:

1. Provide an atmosphere in Novi to be pro development.
2. To maintain Novi as a safe environment.
3, To allow fuel stations to develop the evolution of their business model to remain profitable,
4. To avoid unintended consequences with respects to modifying this designation for fuel

stations so as not to adversely affect other business models in Novi such as food stores,

The City of Novl is pro development as evidenced through our hard work over the years
inclUding this issue.. Our goal is to promote development that is safe and in a cost efficient
manner, This results in a successful development.

The data with respects to the propensity of driving while intoxicated and the sale of alcohol at
service stations was lacking but there is a probably of a positive correlation. I think that the
correlation is more concerned with increased availability, the limited number of employees and
limited retail training at a service station. The limited number and training of employees af a
typical service station to cover critical tasks could lead to greater incidents of underage drivers
acquiring alcohol. This is a result of the typical business model of a service station. You allocate
personnel costs based on need, gross sales and profit. The human resource component is an
expense line in a business model. Therefore retailers have been evolving to increase sales and
profits to offset an increasing cost structure, This leads to additional departments being added
to ttie model. The example is the traditional grocery store model that was 20,000 in the 1970's
and expanded to the 50,000 plus size in the 1990 and 2000's. They typically added florists,
prescription drugs, etc to their model in order to generate added sales and profits,

In the fuel station model they are adding greater amounts of food items and now they are
seeking to add alcohol to their merchandise mix. II is interesting to investigate why they propose
to add this category and I draw the conclusion that there is limited competition and a better
margin than other categories. I am sure that the department would not be added unless there
was a profitable demand for the product. Therefore assuming that there will be incremental
sales for the produd and this could lead to a greater incidence of alcohol related problems the
business model must generate enough protil to support the necessary training and number of
employees to ensure that the product is being dispensed as safe as possible. I wouid hoid the
service stations to the same level of care as the food stores, In fact it Is arguable that these
service station are no longer service stations but a new category of smaller food stores that sell
fuel ie. (MINI MARKET).

I use the food store as my example because they seem to dispense the product as safely as
possible and they are now installing fuel stations. They have the business model that can
provide the necessary gross profit to have the number and the training programs for their
employees. They also provide a critical service to the community with the distribution of food
items, The fuel stations are developing a merchandise mix to compete with the food stores in a
number of food categories, While their margins maybe higher due to their convenience nature,
there Is no reason they can't increase their competitive nature.



Therefore to create a level playing field for the toad stores and Mini market I think that a new
category should be created that provides tor a 20,000 square foot store with a 1 per 200 parking
ratio and meeting those other requirements of a food store with respects to a retail store, The
20,000 square foot building should require a cost at approximately $3-4 million dollars to develop
and would be a nice anchor to a tuture shopping center if they seek to create additional retail
shops. The fuel pumps shoUld be located at least 50 toot away from the store to reduce the
Incidents of alcohol being too convenient to drivers. I also think that they can probably
generate approximately $4-4,5 million in sales using a normal relail number of $200 per square
foot to provide the necessary number and training of their personnel.

Sincerely,

Dave Baratta



IIIIEMORANDUM

TO: BARBARA MCBETH, COMMUNITY DEVELOPMENT

F.ROM: DAVID 1::. MOLLOY, CHIEF'0F POLlCE)72f"-
KEITH A WUOTINEN, L1EUrENANTO

SUBJECT: GAS STATION LIQUOR LICENCES

DATE: NOVEMBER 13.2009

Ba.cfsground:

The Piannirifl Commission IS having apublic hearing on Novemp,I:\r18. ;lOOg,fegardlhg lhe l$Sue

pf liqu>lr.llget1se·s al gas stallons, .cuirently, under State· law, gas stati<;5n>; pan apply for and

receive a liquor license for pre-pacf<aged beer. wine and/or liquor, under Michigan Complied Law

436,1641 oHhe Michigal\ Liquor ContrOl Code. The code also specifies that the gas slation niusl

have at: lealll $.250.00.0.00 (at cost) of non-alcohollnvento,,; (excluding gasoline), of those g09ds

and services CllslomarilymarReied.byapproved types of businesses,

Some communllies alloW their gas staUons .io have liquor Jicerises. some prohlbll this and others

regula\e the mailer asJar as busil1(Oss.slze.locatJon and olhertaq!oTs. There are several raasons

Why a governmental body may cho\)se to regulale tir prohlblt these 'fype.s of 6!iles.

~easMs to 'Prohibit gJas s!lit!lon's·from having liquor Ilcenells:

1) Alcohol Is a product !hi'll ,should nal-conveniently be available to ihe motoring public while

purchasing fuel. This ease of access to aloohOl While driVIng c~uld·lnai'ease the InstanCes

where a driver may·choose 10 purchase Clloohpl am:lthen cqnsume it (iUegally) wh.lfe drhijng.

2) Gas station employeEiS may have adifficult fime detecting IntOXicated persons In the same way

as oiher licensed esta\>li!lhmenIS before making the alcohol sale. Also there Is no requir~d

server training for persQI')S selling aJc9hoC for Ofj'-prernlses .consMrrip1i.9n.

3) Many gas slations are open Met.hours than othertradi.tional oif-$ite stgJ'es; Ih,e~el;lli in,creaslng

late night SlIles of alcoh01l0 persons Who may be.leavi1'lg on-j:>remlses establishmerits, and

could qlllse in.crea.sed cons.umptioJ1 by Ihose persons driving.

4) The additlqnaj sales of'1lcollOl c.ouJd Increase the amount ofvehicular traffiq at these gas

stations beyond the jJoinllhey were designed II? h<1Qdle_

5) Ifprohibited, this may decrease Ihe number <:if drunk drivers on the roadways,

. ,



6) Hewing more licensed establishments In Novi wm Increase the mlmb.er 01 businesses that the

police department will have to Inspect on a quarterly basis, thereby taKing up more police time

and resources.

Other Jurisdictions response on this topIC:

The issue of whether to alloW these licenses at gas stations in any given community has generated

some discussion and debate In other communities as well, with some of those communllies

choosing to regulate or ban alcohc>1 sales Cit gas stations. For example, in July 2009, the West

Bloomfield Township Board of Trustees unanimously approved azoning ordinance (hal operates

a$ acomplete ban on alcohol seles at gas stations. The rationale thalwa$ given in Wes!

Bloomfield is that such a ban "will reduce the amount of dnnkintt and driving tn Wesl Bloomfield".

acwrding to Truslee8teve Kaplan, as quoted in a Spinal Column article on July 8, 2009.

The Michigan Liquor COrllrol Commission allows suoh a licerlse, but they also do not like the

licenses. Ken Wo;,;niak, allpokesperson for the Miohigan Liq,lor Control Commission, was quoted

as saying "It]he commission still, philosophically, doesn't like the idea. They think it's not a good

public policy." (July 1, 2008, "The Fresh 8\ory").

Recommendation and Conclusion:

The police department recommends that gas stalions not be allowed to have lhese liquor licenses.

However, If the ficenses are allowed, it would be preferable to have them allowed in away thet

permits reasonable regulation and restriction such that any ulilntended or undesirable

oonsequences do not occur. rhls could be accomplished through Special Lane! Use Approval with

some minhmlm requirements set forth, Inoludlng a duplication of the requirements set forth In the

liquor control oode that requIres a certaln level of inventosy 'above and beyond inventory related to

gasoline and alcohol). By making the Inventory requirements part of the Novi Code, we can 'then

also enforce those provisions, Cun'enlly the MLCC does not conduct any type of inspectipns to

ensure that gas stations malntaJn the level of inventory lhat they claim to have. if Novi Is going to

allow these Iicensas then perhaps an inspection provision for local authoriUes can be included to

verify stated Inventory and other requirements.

CO: Ciay J. Pearsc>n,Clly Manager

Thomas S'chullz, Esq., City AUomey



MEMORANDUM

TO: MEMBERS OF THE PLANNING COMMISSION

FROM: KRISTEN KAPELANSKI, A/CP, PLANNER ~.-,;~
THRU; BARBARA MCBETH, A/CP, DEPUTY DIRECTOR

SUBJECT: TEXT AMENDMENT 16,239 - GAS STATION LIQUOR SALES

DATE: NOVEMBER 6, 2009

-eityofnovi.lJrg

At the October 28th Planning Commission meeting, the Commission discussed a possible text

'amendment to regulate liquor, beer and wine sales at gas stations. The Commission asked staff to

provide additional information regarding the issue at an upcoming meeting, before "setting" a pUblic

hearing date. Among the additional information requested by the Commission were the location of

existing and potential gas stations in the City of Novi, an understanding of what the State Law

allows, information regarding surrounding community's regulations on this matter, and

recommendations from staff.

Liquor Control Commission

The Liquor Control Commission of the State of Michigan regulates and approves all liquor licenses

within the state. Presently, gas stations are permitted to apply for and receive a liquor license for

the sale of packaged alcohol to be c6nsumed off ihe premises. In order to receive a licehse, gas

stations must meet orie of ihe two following requirements: 1) The station must be at least 155,000

square feet; or 2) The station must cany'a minimum of $250,000 worth of merchandise (excluding

alcohol sales). An application would then be filed and reviewed by the Liquor Control Commission.

Novi's Current Ordinances for Gas Stations

Novi's Zoning Ordinance currently allows gas stations es a speclel lend Use in the B-2,

Community Business District, and in the B-3, General Business District. Additionally, gas stations

are a Permitted Use in the FS, Freeway Service District.

The standards for a gas station in the B-2 or 13-3 districts are as follows:

1) Entrances to the gas station shall be no less than orie hundred feet from a street

intersection or from adjacent residential districts;

2) The minimum lot area shall be one acre;



3) A service station shall be located on a sIte so as to minimize Its impact on any

adjacent residential district, OS-1, OSC or (3-1 DistrIct;

4) Attached oanopies shall comply with the minimum setbaok standards of the district

and detaohed oanopies shall comply with the setbacl< standards for accessory

struotures;

5) The storage of vehicles overnight is prohibited except for working vehicles (wreckers,

etc.) and vehicles or trailers Tor general rental and those awaiting meohanical repair.

Wrecked vehicles may be stored for a period not to exceed twenty·four hours;

6) A noise impact statement is req~lired.

There are no additional special stlilndards for gas stations in the Freeway Seri,tice district. There

are a total of 12 gas stations currently located in Novi, with one of those located in the Freeway

Service District,one located in the RA District as part of a PUD/Consent Judgment and the

remaining 10 located in the B-2 or (3-3 districts. Additional land is zoned or planned for land uses

that would allow gas stations. Please see the attached maps for additionai Information.

Other Local Ordinances

I have done a review of ordinances in the area and found three Metro-Detroit communities that

currently regul.ate the sale of liquor, beer and wine at gas stations. The zoning ordinances. of

West Bloomfield and Southfield prohibit the sale of any alcohol at gas stations. The City of Troy

rE;lquires all gas stations Wishing to sell alcohol to appear before their Liquor Advisory Committee

which reviews the request to determine whether or not it meets the State standards for a liquor

license to sell alcohol at a gas station. Generally these standards require the gas station to be

either a minimum of 55,000 sq. ft. or carry a minimum of $250,000 worth of merchandise mirroring

the current State legislation. The Troy Liquor Advisory Committee then either recommends the

City has no additional comment for the State or passes along a negative recommendation staling

the applioant does not meet the requlre~ State standards.

Liq uor License Already Granted

Staff is aware of only one gas station in Novi with a license from the Liquor Control CommIssion to

sell liquor; beer and Wine: the Sunshine Market at the southeast corner of Novi Road and Thirteen

Miie Road. This license was reviewed by City Departments, including the Police Department, at

the request of the Liquor Control Commission. Since there are currently no local ordlhElnces

regulating the sale of aicohoJ at gas stations, approval was recommended. Additionally, the State
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Law appears to allow grocery stores and warehouse club stores (such as Meijer, Kroger, Costco

and Sam's Club) to provide fuel pumps along with alcohol sales in the store, The Sam's Club on

Wixom Road, south of Grand River has fuel 'pumps and alcohol for sale as part of their larger

warehouse store operation.

Ordinance Options

It seems Novl would have several options when considering lhe policy issues related to the

question ahd Zoning Ordinance provisions to address the sale of beer, wine and liquor af gas

stations:

(1) The Planning Commission could recommend leaving the ordinance as it is,

effectively allowing gas statiems to sell alcohol provided the gas station operator obtakl the proper

approval from the State (which also leaves us to follow future changes at the slate level without

any local rules);

(2) A lext amendment prohibiting the sale of any alcoholic beverages at gas stations

could be recommended to the City Council (an example, modified from West Bloomfield's

ordinance, was provided in the previous packet); or

(3) A text amendment listing the sale of alcoholic beverages ·at gas stations as a Special

Land Use, sUbject to one or more of the .minimum requirements for a liquor license from the Slale

could !le proposed for the B-2, 8-3 and FS zoning districts, Gas stations are already a Special

Land Use In the 8-2 and 8-3 districts.

Attached you will find a map indicating eXisting gas stalions throughout the city and a map shOWing

the districts lhat currently permit gas stations as either a Principal Permitted Use or Special Land

Use as well as a pertinent newspaperarlidle,
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(248) 347-0475
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CALL TO ORDER
The meeting was called to order at or about 7:00 PM.

ROLLCALL
Present: Member Baratta, Member Cassis, Member Gutman, Member Larson, Member Meyer, Member Prince
Absent: Member Greco (excused), Member Lynch (excused), Chair Pehrson (excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski, Planner; Mark
Spencer, Planner; Lindon Ivezaj, City Engineer; Deputy Chief Lindberg, Police Department; Kristin Kolb, City Attorney

MATTERS FOR CONSIDERATION

2. ZONING ORDINANCE TEXT AMENDMENT 18.239
Consideration for a recommendation to City Council for an ordinance to amend Ordinance No. 97-18, as
amended, the City of Novi Zoning Ordinance at Article 2, "Construction of Language and Definitions, Zoning
Districts Map," Section 201, "Definitions," to amend the definition of gasoline service stations to specify permitted
accessory uses with a prohibition on the sale of alcohol, which has been found to be contrary to the public
health, safety and welfare and Article 25, "General Provisions," Section 2505, "Off-Street Parking Requirements"
to revise the parking requirements for self-service gas stations.

Planner Kapelanski stated that this ordinance amendment had been discussed at previous Planning Commission
meetings. At those meetings, the staff was asked for additional information which was then presented at subsequent
meetings. We also had Deputy Chief Lindberg at two previous meetings to answer questions on the Police
Department's professional recommendation on the proposed amendment.

This evening the Commission is asked to make a recommendation to the City Council in regard to the sale of liquor at
gas stations. Three options of possible amendments have been included in the packet. These are the same options
that were presented at the previous Planning Commission meeting. The first would be for the total prohibition of
alcohol at gas stations, would amend the definition, and include revisions to the parking requirements. The second
would amend the definition of gas stations, but would not prohibit the sale of alcoholic beverages at gas stations and
also include the revisions to the parking requirements. The third amendment would allow for a limited prohibition
aliowing only those stores of 50,000 square feet or larger to seli alcohol, which is consistent with the Slate of Michigan
standards. The third option also includes revisions to the parking standards for gas stations.

Also included in the revised packet are a memo summarizing the action thus far and some correspondence from
Member Baratta detailing his thoughts on the proposed amendment.

Chair Pehrson asked if there was any correspondence.

Member Meyer read the correspondence into the record.
• Christine RoznOWSki, 28342 Carlton Way Dr., Novi, MI 48377

Commission Members: Baratta, Cassis, Greco, Gutman, Larson, Lynch, Meyer, Pehrson, Prince;
I am writing in regards to the Planning Commission Agenda meeting on 1/13/2010, Wednesday at

7:00PM. I attended the meeting with the Carlton Forest II group. While I was there, I sat through the
discussion and debate for the Zoning Ordinance Text Amendment 18.239.'

i would like to voice my opinion on this matter and the way it was handled. First, I do not approve the
sale of alcohol in any gas station. A gas station is for gas mainly and maybe some snacks or soda pop, but
no alcohol. Alcohol can be purchased at party stores or grocery stores.. But not glls station. I oppose it!

I am sure many other people that live in Novi would feel the same if they were at this meeting and heard
this Amendment 18.239. I hope this is not approved and that it is not only lett to the Commission Members to
decide for all of us.
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One more comment and that is that you have microphones on your desk in front of all of you and why

don't you speak into them so aUdiences can hear you more clearly.

ChaIr Pehrson stated that there was no other Correspondence, so he will turn it over to the Planning Commission for
consideration.

Member Baratta asked for a clarification for Option 3 with respect to the 50,000 square foot minimum size. As
Member Baratta reads subsection A, it basically says that the sale of alcoholic beverages shall be permitted as an
accessory use subject to approval of the appropriate licensees by the Liquor Control Commission and subject to the
standards imposed by the Commission and State Law only where the gas station is located in neighborhood shopping
center, composed of one or more commercial establishments organized and operated as a unit, which provides not
less than 50,000 square foot of gross leasable area. Member Baratta stated that his understanding of this is basically
a gas station could be any size as long as it is within a 50,000 square foot shopping center or more.

Member Baratta addressed City Attorney Schultz and asked if that was a fair interpretation of that standard.

City Attorney Schultz answered that the language was out of the State Statute and the administrative regulations.
The standard measures the center, not the gas station, so Member Baratta is correct. There are some other technical
details like parking spaces and things like that, but in terms of the gas station building, the only thing that would be
reqUired is the pumps must be at least 50 feet away from the point of purchase.

Member Baratta stated that the concern may be a misunderstanding about the wrIte-up. Member Baratta didn't
understand the proposed standard correctly versus the Statute and maybe that is where Member Cassis heard the
50,000 square foot number. Member Baratta also believes that if this were 1 unit at 50,000 square foot that would
also fit within that definition. Items that came up in tonight's discussion when Commission Cassis addressed Mr.
Bowman was that first, Mr. Bowman's building was 6,000 square foot and second, Mr. Bowman would absolutely no
objections to a quantitative limitation on building size. Quantitative, in Member Baratta's definltion, includes size,
square footage, and not land mass, but building square footage. Member Baratta thinks that what Mr. Bowman is
trying to say is that the proposed gas station is really a mini-market, party-store, and convenience store - however you
define it - that sells gas. Number two, Mr. Bowman talked about a qualitative limitation. Member Baratta's definItion
of a qualitative limitation is training, personnel and things of that nature.

Member Baratta stated that the staff did an outstanding job in putting together the packets this week, with all the
details he was looking for. Reading through the packets, and recalling ali the comments that the Commission has had
over the iast several meetings on this, a few things stand out. Starting with Deputy Chief Lindberg, he was
concerned basically having a one man gas station doing various tasks where the worker may not properly focus on
the sale of the products. Looking at a quantitative limitation on square footage where you had a larger building that is
a C- store, convenience store, or party store that sells gas, it would generate sufficient sales volume to probably
require more than one person to operate that store. With a larger building size, maybe you would not have that same
issue that Deputy Chief Lindberg brought up.

Member Baratta continued by stating, one could do a little business modeling on the type of plan that Mr. Bowman's
client is considering, although he did not present a site plan today it was displayed and visible to the Commission
The plan showed basically a 6,000 square foot building. Assuming it's a standard retail building and it does between
$200 and $250 dollars a square foot, this would result in decent margins. This type of business model is something
that is going to do upwards of a million or million and a half dollars or maybe a little. larger; C Stores have a very good
margin; fifty percent is not unheard of. So, if you have a business model that going to generate significant profit, then
you can invest in human resources and train the human resources. To properly operate under this business model,
that requires more than one person working in the store. Member Baratta thought that was quite interesting.

Member Baratta further stated, that Chair Pehrson spoke in one of the prior meetings how in his experience a gas
station in Texas had a limitation of selling alcohol up to 11:59PM. There was a significant fine if the gas station
attendants were caught selling alcohol after that time. Also, in Chair Pehrson's example, there was significant training
for the human resources on how to sell this product. Member Baratta thought this would satisfy Deputy Chief
Lindberg's second concern, and that is, not only not having the limited number of personnel, but trained personnel to
property dispense the product.
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Looking at our three options: (1) Don't sell alcohol at a gas station, Member Baratta stated that this type of facility he
is describing is not a gas station, it's a convenience store that sells gas or a mini-market that sells gas, Member
Baratta thinks these models are combining into one larger model. (2) Let the State's Statute control the matter in
Novi. Member Baratta is not comfortable with having the State control liquor sales at gas stations. Member Baratta
thinks we have a responsibility in Novi to where we need to have Ordinances and control of what is permitted, and
where it is permitted in Novi. Member Baratta is also concemed about one of the letters in the packet that talks about
the State's process of just contacting the applicants telephonically to ask if they have $250,000 of inventory and not
conducting physical inspections, (3) The third alternative basically says that if the ordinance is approved, alcohol
may be said if you are in a shopping center of 50,000 square foot or greater. The ordinance doesn't control how big
that gas station business is that sells alcohol, or that C store that sells alcohol.

Looking at all three of the alternatives, Member Baratta suggests that the Commission consider option 3 with a
limitation in the follOWing manner: The size of the bUilding should be at least 15,000 square feet. Member Baratta
stated that he sent out a note that talked about grocery stores that were normally 20,000 square foot selling both fresh
product and with refrigeration. Member Baratta now thinks that about 15,000 square foot of selling square footage is
what you will findin those grocery stores, Proposing a limitation of about 15,000 square feet, and at $200 a square
foot, there could be a three million dollar business,

Member Baratta stated, that at that point, the business could be in a shopping center or it could be a free-standing.
A shopping center would be anchoring and attracting traffic and that would further promote development for Novi. A
free-standing 15,000 square foot store would be a business that can generate significant profit and would have
significant human resources wIth sufficient training. At 15,000 square foot, this business would generate about a
three or four million dollar investment in Novi. Member Baratta thinks that's pretty significant. This business model he
describes could potentially work, and also bring a business to Novi.

Member Baratta suggested that the Commission can put in a limitation where the store cannot sell beer, wine and
liquor past midnight. The store would be reqUired to meet the parking ratios of general retail, because this is truly
general retail, and the ratio of five spaces per thousand square feet is absolutely applicable. Member Baratta stated
that this model he describes would be developed only in limited places and would not be considered a traditional gas
station that sells alcohol

Member Meyer stated that he appreciated Member Baratta's comment on the limitation on the hour of sales of
alcohol, because in the actual Ordinance, under Part I, C, it says many gasoline service stations are open later than
other stores where alcohol is sold, creating the ability for persons who have been consuming alcohol in an on
premises establishment to conveniently purchase alcohol after leaVing the establishment. If limitation on the hours of
sales were to be included in any recommendation that the Commission is going to make, Member Meyer would
support the statement that no alcohol would be sold after midnight.

Member Meyer also stated that when he was at the State of the City Address, he was being pulled In both directions
by people talking with him about this ordinance amendment. Some people would say don't vote for this because
there is a Kroger right across the street where beer, wine and alcohol can be purchased, Member Meyer thought, if
there is a Kroger across the street, why do I want to oppose someone who is doing what's American, namely
competing with the Kroger across the street. Member Meyer said that he then had someone .else telling him to vote
favorably on this and this person was really hoping Member Meyer will be at the meeting and voting in favor of thIs,
Member Meyer stated that there are a variety of reasons that we could all take a stand on this, Member Meyer
doesn't know if he agrees with the 15,000 square feet limitation proposed by Member Baralla. Member Meyer
suggested that he thinks the Planning Commission is sometimes micro-managing too much from this table. The
Ordinance is about alcohol sales at gas stations and Member Meyer is not sure about these different ideas of 50,000
square feet and $250,000 worth of merchandise, not inclUding the alcohol.

Member Cassis had a question for City Attorney Schultz. Member Cassis said he should know this, but wasn't there
an Act passed that prohibits people from taking the rest of a bottle of wine with them, if not finished at a bar. Member
Cassis stated that we are talking about some recklessness from selling beer and wine from gas stations.

Chair Pehrson answered yes, that most likely that is the case, Anything that we do relative to this Ordinance or
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something else, there will be people that will abuse the situation, Deputy Chief Lindberg is right, we hope we never
see these things happen in Novi, The business circumstances are the kinds of things we look at these days, For
example, when we looked at a Kroger that wanted to go in at Ten Mile and Novi Road, the conversation at that time
was the patterns in which people buy their groceries and food items these days are changed from the patterns they
used to follow, You may go by a Mini-Mart and purchase X, Y, and Z and Nancy gets A, B, and C from that Mini-Mart,
You very rarely go back now to a Kroger or Busch's and do your full scale of $300 dollar a week grocery shopping,
Chair Pehrson said that our patterns have changed and we cannot protect everybody from every consideration. Chair
Pehrson thinks it's best compromise in this situation is in agreement with Alternate 3 where the ordinance puts some
limitations on the size or the scope of the building or the sale amount. We then trust that the operator does not want
to lose their liquor license if this is part of the requirements of the Michigan State Liquor Control Commission, We
trust that the store owners are going to be responsible citizens and if they see someone walk in to a convenience
store that is staggering, or if it's after hours, or if the patron looks younger, the patron will be carded and identified so
that the sale does not take place. Chair Pehrson stated, this is not done to micro-manage, not to make judgments
and not to try to see into the future, because we cannot do any of those, Chair Pehrson prefers Option 3 right now,

Member Cassis noted he did offer a few more things at the previous Pianning Commission meeting in addition'to the
minimum building size requirement suggested by Member Baratta this evening. The Police Department would be
under a greater burden since in addition to keeping track of the eXisting liquor licenses they would, shOUld sales at
gas stations be permitted, also be required to perform inspections on gas stations selling alcohol. This would mean
increasing their patrolling of the area. Member Cassis suggested adding a fee to cover costs for these additional
inspections and reports from the operator of the gas station on how many personnel, hours and inventory they have in
stock to alleviate some of the work for the Police Department. There are concerns about the State supervising the
situation and we are not sure they will adequately pursue it and some of those previous suggestions should be taken
into consideration if a motion is made,

City Attorney Schultz stated he certainly couid understand the sentiment and the idea that there would be an extra
level of comfort if people selling alcohol at 1:30AM at a gas station were trained like a bar staff and not like a gas
station attendant who has a refrigerator with alcohol in it. However, those sorts of regulations and concerns start to
get away from what is essentially a land use question.

City Attorney Schultz explained that the Planning Staff examined the State statute regarding when alcohol sales at a
gas station are permitted, A gas station could be in a neighborhood shopping center of 50,000 square feet or greater
and alcohol sales would be permitted, Alternately, a store of any size with $250,000 worth of merchandise excluding
alcohol and gasoline is permitted to sell alcohol. That is how alcohol sales are permitted in the Sunshine Market at
Thirteen Mile Road and Novi Road. Member Baratta's suggestion would work if the Commission supports it. We
would just add on a 15,000 square foot minimum building size to whatever the language of the State statute is, The
question before the Commission is what sorts of things should happen at a gas station? Gas shDuld be sold; chips
should be sold, and the Commission does, or does not think beer or wine should be sold. City Attorney Schultz thinks
it is as much a land use question as shOUld the buildings on Main Street be six stories or eight stories. The Planning
Commission needs to say, we sort of expect when we drive around Novi that we can pull into gas station and buy
beer and wine or we don't. That is a land use question and there may be good reasons that relate to training or
amount of income or revenue, but the Pianning Commission essentially needs to determine whether those sorts of
sales fall within the uses permitted at a gas station.

Member Cassis asked City Attorney Schultz if Member Baratta's suggestion of a 15,000 square foot minimum building
size shouldn't be included in a motion.

City Attorney Schultz clarified he was not commenting on a minimum building size requirement but wanted to ensure
the Planning Commission was focusing on the land use question and not specific reporting requirements,

Member Cassis accepts that and thinks City Council at any time could do those things because they are the
legislative body.

City Attorney Schultz agreed that City Council is the legislative body of the City, However, the Liquor Control
Commission could give a liquor license to a gas station even if they don't meet the requirements in the city's
ordinance, The Liquor Control CommissIon is not reqUired to abide by city ordinances, The Liquor Control
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Commission would more likely to do that If the ordinance is concerned with technical reporting requirements, because
that Is what they regulate.

Member Baratta addressed City Attorney Schultz asking if he would have a legal objection or legal concern with re
licensing each year.

City Attorney Schultz stated that the Planning Commission should stay away from the license itself and instead should
describe the land use leaving the license part to the Liquor Control Commission or Police Department because they
have means of recourse. A business selling alcohol will have a current license or they won't be selling alcohol at all
and our Pollee Department can investigate that and deal with that.

Member Baratta asked If City Attorney Schultz would have an objection or some legal Issue with regard to the time In
which a business could sell alcohol.

City Attorney Schultz replied he would have an objection to such a condition.

Member Baratta noted he suggested 15,000 square feet as a conditional size limitation based on his understanding of
running a business with regards to construction cost, operating cost, expected profits and related Items. Member
Baratta asked if his fellow Planning Commissioners had any alternate recommendations or if a 15,000 square foot
store seemed reasonable.

Member Lynch said he would support a 15,000 square foot bUilding size requirement.

Motion made by Member Baratta, seconded by Member Lynch:

Motion to recommend approval of Zoning Text Amendment 18.239 to the City Council of Alternative 3 as
amended to add that a building where gas is sold shall be a minimum of 15,000 square feet.

City Attorney Schultz stated that he was fine with the concept of the motion but did have some recommendations on
the exact wording of the amendment. City Attorney Schultz recommended the Planning Commission include all of the
requirements of the state regulations In addition to their own requirement that the building must be 15,000 square feet.

Member Baratta accepted the suggested amendments, seconded by Member Lynch.

Motion made by Member Baratta, seconded by Member Lynch:

ROLL CALL VOTE ON APPROVAL OF ZONING TEXT AMENDMENT 18.239 AND RECOMMENDATION TO CITY
COUNCIL, MOVED BY MEMBER BARATTA, SECONDED BY MEMBER LYNCH.

Motion to recommend approval ofZoning Text Amendment 18.239 to the City Council of Alternative 3 as
amended to add that a building Where gas is sold shall be a minimum of 15,000 square feet and the point
of sale of the alcohol shall not be less than 50 feet from where the fuel is dispensed and an
establishment shall carry at least $250,000 worth of merchandise at cost, exclUding alcohol and
gasoline. Motion carried 5-2. (Nay - Member Gutman, Member Meyer)
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CALL TO ORDER
The meeting was called to order at or about 7:00 PM.

ROLLCALL
Present: Member Baratta, Member Cassis. Member Gutman, Member Larson, Member Meyer, Member Prince
Absent: Member Greco (excused), Member Lynch (excused), Chair Pehrson (excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapeianski, Planner; Mark
Spencer, Planner; Lindon Ivezaj, City Engineer; Deputy Chief Lindberg, Police Department; Kristin Kolb, City Attorney

PLEDGE OF ALLEGIANCE
Member Prince led the meeting attendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA
Moved by Member Prince, seconded by Member Cassis.
VOICE VOTE ON THE AGENDA APPROVAL MOTION:

Motion to approve the January 13, 2010 Planning Commission Agenda. Motion carried 6-0.

PUBLIC HEARINGS
1. ZONING ORDINANCE TEXT AMENDMENT 18.239

Public Hearing for a recommendation to City Council for an ordinance to amend Ordinance No. 97·18, as
amended, the City of Novi Zoning Ordinance at Articie 2, "Construction of Language and Definitions, Zoning
Districts Map," Section 201, "Definitions," to amend the definition of gasoline service stations to specify permitted
accessory uses with a prohibition on the saie of alcohol, which has been found to be contrary to the public
health, safety and welfare and Article 25, "General Provisions," Section 2505, "Off-Street Parking Requirements"
to revise the parking requirements for self·service gas stations.

Planner Kapelanski stated that, at previous meetings the Planning Commission was presented With an amendment to
prohibit the sale of alcoholic beverages at gas stations. The Commission considered the amendment and asked the
staff for additional information which was then presented as a subsequent meeting. As previously mentioned, this is
an issue that is coming up more often as of late as evidenced by the supplementary public hearing letter distributed at
the beginning of the meeting which Member Meyer will reference later.

Planner Kapelanski went on to note this evening the Commission is asked to hold a public hearing on the issue and
make a recommendation to the City Council regarding the sale of liquor at gas stations. Three options of possible
amendments have been included in your packets: 1) Total prohibition of alcohol sales at gas stations and it also
included revisions to the parking requirements for gas stations; 2) The second option amends the definition of gas
stations, but does not prohibit the sale of alcoholic beverages there and again, it includes the parking revisions. 3)
The third option aJlows for a limited prohibition, allowing only those stores of 50,000 square feet or larger to seJl
alcohol, which is consistent with the State of Michigan standards and this option also includes revisions to the parking
standards. Deputy Chief Lindberg is here to answer questions. .

Chair Gutman opened the public hearing to the public and asked if there was anyone who wished to speak.

Mike Koza, 6253 Runnymede Court, West Bloomfield Michigan came forward and asked if he could hear the options
again.

Planner Kapelanski stated that the Commission was presented with three different text amendments. The first
alternative amends the definition for gas stations and also includes a total prohibition of the sale of alcohol at any gas
station. The second alternative amends the definition for gas stations but allows alcohol sales at any gas station
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provided the gas station gets the reqUired liquor license from the State. The third alternative amends the definition for
gas stations and aliows alcohol sales at gas stations 50,000 square feet or larger. Planner Kapelanski stated In
reference to the third alternative, the 50,000 square feet refers to the size of the building and not the iand.

Kevin Banham, City of Orc[lard Lake came forward and indicated he was the owner of the USA 2 Go and managing
partner of USA 2 Go gas station and convenience stores, the company that is intending to purchase land on Beck
Road between Grand River Avenue and 1-96 for the purpose of building a gas station. Mr. Banham would like to
illustrate the company's perspective as gas station operators in regards to the issue that at hand, which is the selling
of alcoholic beverages.

Mr, Banham stated that the sale of alcoholic beverages in gas stations in Michigan is a fairly new concept, unlike the.
rest of the country. However, for the past 4 to 5 years, it has proven to be a critical component that convenience
stores need. It is critical and irreplaceable, not in the sense that extra dollars are generated, but it is needed to
replace a lost portion of the income that the convenience stores used to make in the oid days.

The gas station/convenience stores industry has changed tremendously. The days of the smali stations and repair
shops are gone due to the demand of communities like Novi. Repair shops, small kiosks that sell cigarettes and
candy are gone and gas stations now-a-days are a one-stop shop. It is ali about convenience and what it offers. It is
everything a supermarket wouid offer, but on a smalier scale. Liquor and aicoholic beverages represent more than
twenty percent of the sales of these stores.

For investors, it would be impossible to build something like the USA 2 Go that has been proposed to the City without
having the ability to sell alcoholic beverages because it is not financially feasible anymore, As far as restrictions, I
think the state of Michigan, unlike other states has put in enough restrictions to make sure that no one will be able to
abuse the system. Such as things like the distance from the pump to the bUilding, this implies a large property, and
the minimum amount of Inventory, which implies a large store. This way alcohol would not be available at every
corner of the City and it would be limited to certain projects at a caliber similar to the proposed USA 2 Go.

Mr, Banham conclUded noting the one thing the Commission should think about is that the proposed USA 2 Go is
really not a gas station that happens to sell alcoholic beverages, but is more like a high-end gourmet, mini
supermarket that happens to offer gas out of convenience to the residents of the City of Novi.

Blair Bowman, 41600 Grand River Avenue, Novi Michigan stated that he had been before some of the members at
the committee level working on the Master Plan and zoning efforts and he wanted to briefly give his comments on the
issue. The applicant for this proposed gas station is one of the highest quality operators, one of the finest stations in
the business an~ this is going to have to be a very high quality project. Blair Bowman completely understands the
community's interest in having standards and enforcing those and feels that it is important that to look at text
amendments to make sure that those standards are upheld and enforced. The concerns are that the State mayor
may not continue to reguiate as they have and may be more lax on the standards that are currently in place. It is
understandable and only makes sense that the City would want to have some enforcement in place.

Blair Bowman is certainly in favor of efforts enforce current regulations that are in place at the State level. Even if the
State were to change their regulations later, the City could keep regulations similar to the State's in place for the
future.

Blair Bowman encouraged the Commission to think In terms of the City's own zoning efforts and the likelihood of other
additional stations. This is not going to be a proliferation issue and even with the existing restrictions in place, it Is not
likely that a lot of existing stations would be able to qualify. However, a 50,000 square foot facility is just not
reasonable. That is completely out of scale with the purpose of the freeway service styie gas convenience centers
that are currently being developed In other communities. The proposed USA 2 Go gives the City an opportunity in
these diffiCUlt times to take a positive step forward and start to initiate some of the development the hopefuliy will
spark some positive economic development programs In that corridor.

Blair Bowman requested the Planning Commission talk about the three options and how each of them changes the
definition of a gas station and inqUired about the specific changes to the definition.
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Planner Kapelanski stated to Mr. Bowman that the proposed amended definitions are quite lengthy and that she could
supply him with a copy. In summary, the definition ciarlfies that a gas station also has convenience store type sales
and includes the sale of sundry type goods.

Mr. Bowman thought this was consistent with their proposal and Kevin Banham did a nice job of outlining that it is just
not a gas station wilh a cooler with beer and wine and alcohol for sale. The proposed USA 2 Go is truly a
convenience center in nature With multiple tenants and so forth. This is a sizeable building with a sizeable investment.
So, even with some requirements In regards to that investment level and the type of facility being proposed, it would
be totally appropriate in that location and the applicant would welcome the opportunity to work with the Commission
on that

Mike Koza stated that he had a couple of more things to say about the proposed business. At this time, USA 2 Go
has three existing stations that have beer and wine sales. Two of the stations have beer and wine, and the other one
has beer, wine and liquor. Unfortunately there are no recommendation letters here this evening, but letters are
available from the cities and townships that of our current locations. USA 2 Go is a first class operation that hires and
trains quality people/employees that does not want to do anything wrong like selling to minors. From a security
standpoint, USA 2 Go stations are well lit and secure, and we can supply addresses for any commissioners that would
want to go there. The USA 2 Go organizations does not condone that gas station on every corner have beer and
wine. For instance, the older stations are 800 to1 000 square feet and could never hold $250,000 worth of inventory
and could not meet the 50 feet from the pump to the door of the bUilding requirement. The old style station pumps do
not qualify and the pumps are typically 20 feet from the point of sale and do not meet the $250,000 minimum
inventory for beer and wine There will not be corner stations coming in and asking to have beer and wine.

Member Meyer noted Mr. Koza also sent a letter to the Planning Commission. Member Meyer read the letter into the
record.

Dear Chairman and Planning Commission Members:

It is my understand that the City of Novi is considering an ordinance restricting beer, wine and liquor sales
from gas stations and convenience stores. As owners and operators of high-end .gas stations and gourmet
convenience stores throughout southeastern Michigan, we respectfully request that the Planning Commission
evaluate (i) the necessity and finality of this proposed ordinance and (Ii) that implementation of the ordinance
will lead to lower quality development of gas station and gas/convenience stores in the City.

In our opinion such an ordinance is not necessary as the State of Michigan already has regulations that limit
gas/convenience centers that are allowed to sell beer, wine and liquor. These regulations require that (a) the
convenience store be at least 50 feet from the pump; (b) the store have an inventory value in excess of
$250,000, and (c) the store must have a minimum amount of gross floor area. The regulations that are
currently imposed by the State of Michigan and the Department of Transportation are strict and should
adequately protect the City from a mass proliferation of gas stations/convenience stores looking to sell liquor
as does limited availability of liquor licenses.

Next week we will be presenting to the Planning Commission a concept to rezone a parcel of property at Beck
Road and Grand River for the development of a gas station and gourmet convenience store. In order to
financially afford this development, however, it is imperative to sell beer, wine and liquor. This would be done
in strict compliance with the state's requirements.

Rather than enacting an ordinance that completely prohibits the sale of beer, wine and liquor at gas stations,
we believe a prudent and rational approach is to consider a City ordinance that mirrors the State regulations
and would allow the City to enforce those regulations. We're not aware of any empirical information to
suggest that motorists are more inclined to drink and driva because of the availability of beer, wine and liquor
at a gas station versus at the local Kroger. The motorists who choose to violate the law will do so whether
buying the alcohol from a gas station or from the Kroger store across the street. Treating gas stations with a
convenience store differently from other retailers doesn't seem fair because gas is the loss leader Instead of
the weekly food special.
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Accordingly, we respectfully request the ordinance in its current form not be recommended for passage by
City Council. We look forward to working with the community to advance this quality development in Novi.

If you have any questions or concerns, do not hesitate to contact me.

Sincerely, Mike Koza, Novi Mile, LLC

Chair Gutman ciosed the public hearing and asked If anyone from the Planning Commission wished to speak.

Member Baratta requested staff explain the three aiternatives that were presented so they were clearly understood.
For example, does the first alternative that prohibits all sale of alcohol at gas stations also clarify the definition of a gas
station?

Planner Kapelanski answer that is correct and the first alternative also changes the parking requirements.

Member Baratta asked what the parking requirements would be.

Planner Kapelanski stated that the parking requirements change from one parking space required for each fifty square
feet of useable floor area In the cashier's area and office area to one parking space per two-hundred square feet of
useable floor area.

Member Baratta stated that then this makes it more consistent with the general retail parking ratio.

Planner Kapelanski answered correct.

Member Baratta stated that the second alternative is the allowance of alcohol sales at gas stations and this alternative
clarifies the definition of gas stations and revises parking requirements for gas stations, but does not address the sale
of alcohol at gas stations, which effectively allows the Liquor Commission to regulate those sales with no prohibition
or regUlation by the City. So, the only difference is that we don't prohibit that product category and that the parking
ratio is all the same.

Planner Kapelanski answered correct and the parking ratio is all the same.

Member Baratta stated that the third alternative Includes a regulation requiring a minimum of fifty-thousand square
feet of gross leasable area in order for a gas station to be permitted to sell alcohol. Essentially, a store that large is
not a gas station, but a store that happens to sell gas.

Planner Kapelanski answered that is what the fifty-thousand square foot requirement would imply.

Member Baratta confirmed that the all alternatives would have the same one to two-hundred parking ratio. Member
Baratta questioned that if Commission recommends the City allow the sale of alcohol at gas stations and if City
Council approves the sale of alcohol in gas stations, how many gas stations with this classification could be built In
Novi.

Planner Kapelanski answered staff would have to look at the existing gas stations and to determine if they would meet
the fifty foot requirement from pump to the door and the fifty-thousand square foot minimum size requirement.
Planner Kapelanski did not believe that many stations would meet the fifty-thousand square foot threshold.

Member Baratta stated that he had concerns with that size requirement. Member Bara\ia understands the business
modei of the fuel station and issues with respect to the propensity to have drunken driving issue since he previousiy
lived in Texas and gas stations sold alcohol for years. Member Baratta had concerns with this correlation and looking
at the provided data, did not see any studies that linked both. Member Baratta said he believes there is a correlation,
but has not seen a study that demonstrates that. Member Baratta does not think that Novi should, or couldn't In good
conscious recommend Novi significantly expand the number of establishments that sell alcohol within the City limits.
Another issue is the propensity to drink and drive and as demonstrated in the various articles prOVided by staff. Even
though it is important for gas stations to survive and this business model to prosper, Member Baratta has concerns
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with the outstanding issues. Member Baratta's recommendation to the group, and vote in this malter, is that the City
prohibit the sale of alcohol in gas stations until additionai data regarding liquor sales at gas stations and drunk driving
is available.

Member Meyer stated that the text for alternative two is misstated. It reads, the allowance of alcohol sales at gas
stations, and yet the description does not address the sale of alcohol at gas stations.

Planner Kapelanski answered that was correct and It was mis-stated In the memo.

Member Meyer can't help but believe there would still be some regulation by the City through the Police Department.
Member Meyer was not sure he understood the alternative two correctly, because it seems like it is inviting people to
say no to alternate number two as whom in their right mind would say I do not want any prohibition, or regulation by
the City.

Planner Kapelanski stated that she cannot speak to what the Police Department would do. At the previous meeting,
Deputy Chief Lindberg spoke about inspections that were done and he is available for questions again this evening.
Planner Kapelanskl stated that from a Community Development Department perspective, the Zoning Ordinance would
not be regulating the sale and the City would leave that strictly to the Liquor Control Commission as presented in
alternative two.

Member Meyer asked if Deputy Chief Lindberg could come forward.

Deputy Director McBeth stated that she would refer the Commission to the actual language that is in the packets for a
little more clarity. Alternative two describes the accessory uses one might expect at gas stations including the sale of
sundries like candy, cigarettes, milk, bread, and prepared food items as well as non-alcoholic beverages, and
alcOholic beverages such as liquor, beer and wine as permitted by the State.

Member Meyer asked Deputy Chief Lindberg to address the language in alternative two. Member Meyer cannot help
but believe that our Police Department has some regulation related to the sale of alcohol.

Deputy Chief Lindberg answered Member Meyer was absolutely right and that one of the reasons the Police
Department does not support alcohol sales at gas statIons is that It would require some additional resources to be
expended by the Police Department, not necessarily regulating additional liquor establishments, but additional time
that would have to be put in. The Police Department does open liquor inspections once a quarter, and there are
currently 95 Liquor Licenses in the City of Novi. Once a quarter, an officer goes out and does what's called an open
liquor inspection. The officers are in uniform and they inspect the licenses to see that they are property posted and in
order in relation to the license itself. Letters are sent to establishments saying police officers will be coming in and
checking to see if they sell to anyone under age. Additionally, twice a year, the Police Department has been doing
decoy operations and going into all establishments that sell alcohol with someone who is underage and checking to
see if that establishment will sell to that underage person. The Police Department does not check inventories and will
not be able to teach an officer how to count to make sure there is $250,000 doliars worth of inventory, and an officer
will not be measuring the square footage or a bUilding or doing any of the additional things that would be outlined in
the Ordinance and/or the State Statute. As far as regulations, that is what the Police Department does for quarterly
open liquor inspections as well as decoy operations.

Member Meyer asked Deputy Chief Lindberg if the Police Department had any data or studies as Member Baratta
mentioned, about the propensity of alcohol sales at gas stations and more drinking and driving.

Deputy Chief Lindberg stated that Member Baratta is absolutely right in what he stated. Deputy Chief Lindberg said
that the Police Department does not have any stUdies that come out of other states or anywhere else that tally the
amount of drunk drivers or fatalities based on whether alcohol was purchased from a gas station or if an impaired
driver consumed it on-prem.ises. There are ways the police can usually back-track and find out If a drunk driver has
been in an establishment drinking. But to find where a driver purchased alcohol and then went off-premises to drink it,
that information is not available.

Member Cassis had questions for Deputy Chief Lindberg relatad to his complete opposition to the saie of alcohol at
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gas stations, Member Cassis noted in thinking about this ordinance and things that are of concern to the Police
Department, for example the number of reports that are being made by going to the establishments along with
required persDnnel and the number of visits those personnel make, could the establishments do anything to alleviate
SDme of those concerns? Member Cassis suggested posting of a sign indicating the sale of liquor, beer and wine to a
minor is prohibited, Perhaps that would address some of the Police Department's concerns and educate the public
about the prudence of purchasing liquor, beer and wine from that establishment

Deputy Chief Lindberg stated that he is not here to speak about a specific business but to address the business of the
Police Department, which is enforcement Deputy Chief Lindberg liked all the ideas Member Cassis offered and the
more signs there were outlining the laws, the better, But additional signage will not to change the amount of
resources that Chief Molloy and I and the rest of the Police Department will have to expel to conduct enforcement

Member Cassis suggested regular reports by the owners of this gas station to the Police Department every month, or
every two months, listing the number of employees, the ages of employees as well as any other specification the
Police Department might want to include,

Deputy Chief Lindberg stated that certainly would be possible, but did not think it could be necessarily written into the
Ordinance, Also, in any establishment in the City where the Police Department recognizes a problem, officers run
and keep reports on how many instances have occurred at each liquor establishment on a mDnthly basis, If the
officers see some establishments that are having a bit of an issue with compliance, the officers are going there and
speaking and meeting with the management as well as volunteering ideas and suggestions abDut how to address
those problems, The Police Department cannot tell store owners and management how to operate their facilities, and

, the Department will not take the responsibility of doing training, but will direct owners and management to the proper
training,

Member Cassis asked Deputy Chief Lindberg if reports and inventories, came from the establishment to the Police
Department on a monthly basis, along with the number of employees, ages, and so forth, WDuid that help with certain
requirements and certain standards,

Deputy Chief Lindberg stated that it would help as well as create a nice working relationship between the Police
Department and the establishment, providing the business is willing to do that Whenever can be done to open up
dialogue with any of these establishments, is great However, none of this additional cooperation is going to change
the Department's view of whether or not alcohol sales at gas stations should be permitted,

Member Cassis refrained from making any kind of motion at this time and would wait to hear from his colleagues,
Member Cassis said he respects Member Baratta and Member Meyer as far as talking about the propensity of people
that go into a gas station and buy liquor and the likelihood that they would drink and drive, Member Cassis would like
to get a report as far as that is concerned,

Member Cassis said he was interested in the third alternative, which included the fifty-thousand square fDot Dr greater
requirement Recalling the USA 2 Go comments at the Master Plan and Zoning Committee the USA 2 Go
development may be willing to dedicate a larger parcel of property for this gas station, The proposed USA 2 Go
would be a quality, larger store and more of a food establishment that on the side is selling gas instead of the other
way around, Member Cassis also wanted to know if the applicants will have cameras in place that show who is
purchasing liquor, beer and wine, Perhaps the applicant could post a larger sign with writing on It showing beer and
wine section here and advise the purchaser of these items to take note of the sign and requirements of the law, The
City could cDmpose some appropriate language and ask the City attorney to write or compose something that would
go along with that idea, Member Cassis would suggest the gas station make regular reports of inventories,
supervisors on staff, the number of employees, ages, working schedules, responsibilities etc, and all employees
shouid be sent tD training on how to dispense liquor, beer 'and wine,

Member Prince stated that listening to members of the public that spoke this evening, Mr, Koza and Mr. BDwman, it
appears what they are prDpDslng is something other than a gas statiDn, as I understand the traditional gas station,
The proposed USA 2 Go seems more on the line Df a market f convenience store, Member Prince questiDned staff,
dDes the mere fact that a business sells gas make that a business establishment a gas station?
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Planner Kapelanski stated that In a general answer that would be yes. Staff Is proposing an amendment to the
definition of a gas station to Include a small market. The gray area comes In when you have a Kroger that happens to
sell gas, but I think staff would classify that as a supermarket, even though it sells gas. So, there is a little bit of a gray
area in there and staff would envision small convenience type markets that sell gas as gas stations.

Member Prince asked Planner Kapelanski why that was.

Planner Kapelanski stated because the gas Is a primary use of the property. When you have a supermarket, you
really have a place where people are going to grocery shop. Planner Kapelanskl stated that generally patrons are not
going to do their grocery shopping at the gas station, even though It does carry a number of convenience Items.

Member Prince stated that from what he is hearing there Is an emerging trend at gas stations that the gas is an
incidentai item that Is being offered, Instead of being the main item for sale because of the reduction In the profit
margin for seiling gasoline. The trend seems to be going towards where gas stations offer gas to the customer as a
convenience and their primary purpose is to sell the customer the Items in the store. Member Prince did not know If
this definition of gas stations would be appropriate, and after reading all the alternatives, each of the alternatives
defines gas station In the same manner. The alternatives only offer different options related to the dispensing of
Iiquor. What the public participants are saying today Is that they Intend to make a substantial Investment to create a
high class operation and also to offer gas. Member Prince does not understand Why this proposal should be treated
differently than a supermarket that sells gas as an incidental.

Member Prince stated that he has looked at all the materials that Deputy Chief Lindberg has presented and is
somewhat concerned. The most persuasive piece of Information the Deputy Chief has presented is that those
communities that are more regulatory of their enforcement of alcohol laws tend to have a lower fatality rate. It would
seem to suggest that the more we regulate alcohol sales, the fewer fatalities there will be. However, there is nothing
directly that says that people who go Into these stores/gas stations and buy alcohol are going to have more accidents
or have more drinking or driving Issues than people who purchase alcohol at a grocery store or liquor store. Deputy
Chief Lindberg has Indicated Novl is one of the communities that have a very low fatality rate, one of the lowest in the
world. So in terms of fairness, In terms of defining a store that has $250,000 worth of Inventory and/or meets the size
of restrictions that are already In place as part of the Lce standards, it would seem to me that a store meeting those
standards would not be considered a gas station. The gas pumps seem more incidental.

Deputy Director McBeth stated that traditionally gas stations have been treated differently than just general retail
stores and there are numerous characteristics that are unique to gas stations, not just the amount of traffic and the
qUick come and go nature. The various types of traffic that come and go out of gas stations has made planners,
planning commissioners and attorneys think over the years that certain additional standards should be In place for gas
stations. For example, in Novi's Ordinance, there are some additional special provisions for gas stations limiting the
location of the curb"cuts to at least 100 feet from any street intersections. In some of the older communities that the
curb"cuts that are really close to the intersection corner, it makes it a bit more hazardous for traveling In and out.
Also, In Novi, there Is a minimum site size of one acre for a gas station. Older communities have small, tight sights
being developed as gas stations and it Is more difficult for those gas stations to operate.

Deputy Director McBeth continued noting staff also has concerns related to canopies. When canopies over the gas
pumps came In a number of years ago, regulations were put in place in the Ordinance to help regulate the setback
and height and even the lighting underneath the canopies. There are also the typical accessory uses associated with
a gas station, such as the minor repair of vehicles. Over the years, planners and planning commissioners have been
trying to make sure dlsmantied, wrecked vehicles aren't stored on gas station properties. In that sense, gas stations
have traditionally been quite a bit different from other types of retail stores. The Ordinance that staff Is proposing now
broadens the uses that would be permitted In the store to Include the sale of gum, cigarettes, milk, and bread and all
the things one would expect to see In a convenience store. Staff is acknowledging that there is a broadening or an
expansion of the types of uses that go along with a gas station. Staff is not completely at the point where we would
say, ~ is a store that just happens to sell gasoline. The larger stores, like Sam's Club, that do sell gasoline, that is an
instance where staff would recognize the store as the primary use that happens to have an accessory gas station.
The USA 2 Go proposal seems similar to other gas station developments. Even though they may be proposing a
wonderful market that carries all of these Items, some people would still stop for the purpose of purchasing fuel.
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City Attorney Kolb stated that the Planning Commission is only considering a general text amendment this evening,
the amendment is not about anyone specific proposal. Even though the proposed USA 2 Go likely would be a very
quality project if the rezoning were approved and the applicant is able to move ahead, the Commission doesn't know
what the next applicant is going to propose five years from now. Despite the presentation from these gentlemen, their
specific proposal shoulq be put aside, and the Commission should focus on their comments as they relate to the text
amendment itself because, again, the amendment is not about anyone project. This is an ordinance that would apply
CitY-Wide to the proposed USA 2 Go property and any other property in the City that would qualify.

Member Larson asked about the $250,000 inventory. Who would check or maintain that inventory to make sure that
once the place opened, the $250,000 was actually invested in materials other than beer and wine? What is to stop
someone from opening up·a store with $250,000 worth of merchandise and then suddenly shifting all the resources to
alcohol, beer and wine and cutting back on the sundries? Who would monitor that?

Deputy Chief Lindberg answered the State would be responsible for ensuring a gas station maintained $250,000 in
inventory not including alcohol and gas.

City Attorney Kolb reiterated that would be an issue for the Liquor Control Commission. Representatives from the City
would have the opportunity to maybe raise an issue with the LCC if the City felt any gas station with alcohol sales was
falling below that threshold. But, as Deputy Chief Lindberg stated, the officers are not going to be trained to do
inventory on merchandise in these stores. So, ultimately that would rest back with the State to verify and monitor that.

Chair Gutman asked if there were any more questions from the Planning Commission or Staff.

Deputy Chief Lindberg stated that at this point, there is nothing in the ordinance that allows for cost recovery for officer
time that must be spent on liquor license related inspections, etc. The Police Department does receive at certain
points in time; funds back from the LCC because the Police Department is responsible for policing every liquor license
in the City. But, there is nothing in the ordinance that allows for a cost recovery for Police Department's time
investment and enforcement.

Chair Gutman stated that this brings him back to the overall question which is, is there anything stopping the City from
implementing some kind of fee that would defray that cost associated with liquor inspections done by the Police
Department and give the Police Department some comfort that a license is being properly adhered to. Maybe that is
not a question for today, but it is something to think about and worth considering because, some of that cost would
then be defrayed by the business owners who are fighting hard to have this remain allowable under the City's
ordinances. The ability to defray those costs would give us a reason to consider allowing additional alcohol sales, not
that we want to dig into more of the profits of the City'S business owners who are all struggling in today's economy.
But, just something that the City should consider long term, if the Police Department has the ability to charge for such
inspections and would find it helpfUl. And obviously, anytime our law enforcement officers come out to a Planning
Commission meeting and give us their opinion on an issue, they are protecting the community. It's tough not to be
supportive of the Police Department's stance, even without data that empirically supports their argument and that can
be a problem. The City wants to be cognizant of that, but also make sure that when the City is prohibiting something,
it is being prohibited because there is no other alternative and that we're not driVing business away from our great
City. Secondly, the average gas station is not a 50,000 square foot gas station. If there were lobbyist involved with
this amendment, maybe someone from Sam's Club or Costco might be thinking it would be great to have that 50,000
square foot minimum size in the ordinance so we can sell alCOhol and get a competitive advantage and smaller gas
stations cannot. Not that those stores are doing that But when the 50,000 square foot requirement is included, those
are the types of stores that would qualify.

Deputy Director McBeth stated that if Chair Gutman Is referring to the language on in the third option, staff did lift the
language from the State's language and the third option miITors it pretty ciosely. The third option states the sale of
alcoholic beverages should be considered to be an accessory use subject to approval of the Liquor Control
Commission and the standards imposed by the Commission and State Law only where the gasoline service station is
located in a neighborhood shopping center composed of one more commercial establishments orgaJ!ized or operated
as a unit which provides not less than 50,000 square feet in gross leasable retail area.

Chair Gutman responded that was a very good point and the question to counter that is do gas stations usually align
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themselves in a 50,000 square foot strip mall or something to that effect. Usually a gas station is stand alone, or
perhaps if it is in the developer's footprint, maybe that counts Within the 50,000 square feet.

Deputy Director McBeth stated staff would have to look at each situation individually, but wanted to try and mirror the
State's language as closely as possible.

Chair Gutman stated that in general he is all for maintaining the safety of the community and looking out for the
citizens and making sure the City Is not overtaxing the law enforcement officers who have a great duty these days,
now more than ever. But there is a struggle without some kind of factual documentation supporting any kind of
prohibition and maybe this needs to be studied this further. Typically, issues shouldn't be dragged out, but prohibition
without any support is something I would not be In favor of.

Member Meyer pointed out that in each one of the writings of the three different recommendations to City Council that
the word general is misspelled.

Moved by Member Meyer, seconded by Member Baratta:

In the matter of text amendment 18.239, motion to recommend approval of an ordinance to amend
Ordinance No. 97-18, as amended, the City of Novi Zoning Ordinance, Article 2, "Construction of
Language and Definitions, Zoning Districts and Map," Section 201, "Definitions" to amend the definition
of gasoline service station to specify permitted accessory uses with prohibition on the sale of alcohol,
which has been found to be contrary to the public health, safety and welfare and Article 25, "General
Provisions," Section 2505, "Off-Street Parking ReqUirements" to revise the parking requirements for
self-service gas stations. Motion fails 3-3. (Nays - Cassis, Gutman, Larson).

Member Baratta Indicated that there was not sufficient data available on the correiatlon between gas station liquor
sales and the propensity for impaired driving and additional information on the number of existing gas stations that
would meet the requirements for a liquor license.

Chair Gutman confirmed that Member Baratta would want to revisit this amendment if additional data would become
available.

Member Meyer indicated that the Commission has postponed a vote on this multiple times and this matter has
appeared before the Master Plan and Zoning Committee and there comes a time when a decision has to be made.
Member Meyer would welcome comments from his colleagues regarding when a decision shOUld Qe made. Member
Meyer reiterated that neighboring communities have banned the sale of alcohol at gas stations. Not that Novi should
be trying to keep up with the neighbors, but there might be something to all that. However, it is also important to
recognize Mr. Koza's efforts in wanting to bring a business into Novi and I am not opposed to that business. The
Ultimate concern here is the public health, safety and welfare of the citizens of Novi.

Member Baratta expressed his concern again about the lack of data. He also noted concerns With the third alternative
and the fact that a 50,000 square foot store is equivaient to a large super-market. The ultimate question is whether
this shOUld be prohibited. The information to make this decision today is not available, that there is a propensity for
gas stations selling alcohol and drunk driving. Member Barrata's personal opinion is that there may be a slight
increase and he does not want to see a large number of liquor stores in the community.

Member Larson responded that the data that Member Baratta is looking for is not available.

Deputy Chief Lindberg agreed with Member Larson's statement and did not think he would ever be able to supply the
Commission with the data that would confirm Member Baratta's statements and referred the Commission to the article
supplied in the packets.

Member Cassis confirmed the motion was to prohibit the sale of alcohol at gas stations and expressed the importance
of the Commission's role in making a recommendation to the City Council.

Member Prince questioned Commissioners Baratta's reasoning that the second alternative is essentlaJly a prohibition.

Chair Gutman confirmed the second alternative would allow the sale of alcohol in limited circumstances.

City Attorney Kolb stated that was correct provided the gas station meets the standards of the Liquor Control
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Commission.

Chair Gutman stated he agreed with Member Cassis's comments and his personal feeling is that prohibition is not the
best option and would give the impression that Novi is not open for business.'

ROLL CALL VOTE ON THE RECOMMEDATION OF APPROVAL MOTION MOVED BY MEMBER MEYER AND
SECONDED BY MEMBER BARATTA:

In the matter of text amendment 18.239, motion to recommend approval of an ordinance to amend
Ordinance No. 97-18, as amended, the City of Novi Zoning Ordinance, Article 2, "Construction of
Language and Definitions, Zoning Districts and Map," Section 201, "Definitions" to amend the definition
of gasoline service station to specify permitted accessory uses with prohibition on the sale of alcohol,
which has been found to be contrary to the public health, safety and welfare and Article 25, "General
Provisions," Section 2505, "Off-Street Parking Requirements" to revise the parking requirements for
self-service gas stations. Motion fails 3-3. (Nays - Cassis, Gutman, Larson).

Member Cassis stated that it may be appropriate to wait for a full Commission because additional data and public
comments couid be available as well as comments from the absent Commissioners,

Chair Gutman inquired on whether another Public Hearing was required.

City Attorney Kolb stated that the Commission could hold an additional Public Hearing if they chose, however, she is
not sure additional comments would be received as this was timely and properly noticed.

Member Cassis clarified he was most interested in the comments from his fellow Commissioner's,

City Attorney Kolb stated the Commission is authorized to conduct business this evening since a quorum is present.

Member Meyer agreed with Member Cassis's statements regarding having a more complete Commission prior a vote
being taken.

Moved by Member Cassis, seconded by Baratta:

ROLL CALL VOTE ON MOTION TO ADJOURN TEXT AMENDMENT 18.239 MOVED BY MEMBER CASSIS AND
SECONDED BY MEMBER BARATTA:

Motion to adjourn the matter of Zoning Ordinance Text Amendment 18.239 until a full Planning
Commission is present to hear the matler. Motion carried 6-0.
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CALL TO ORDER
The meeting was caJ1ed to order at or about 7:00 PM.

ROLLCALL
Present: Member Baratta, Member Cassis, Member Greco, Member Gutman, Chair Pehrson, Member Prince,
Member Lynch, Member Meyer
Absent: Member Larson (excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski, Planner; Mark
Spencer, Planner; Lindon lvezaj, City Engineer; Tom Schuitz, City Attorney; Tom Lindberg, Deputy Police Chief; Rod
Arroyo, City Traffic Consultant

PLEDGE OF ALLEGIANCE
Member Cassis led the meeting attendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA

Moved by Member Lynch, seconded by Member Baratta.

VOICE VOTE ON THE AGENDA APPROVAL MOTION:

Motion to approve the December 9, 2009 Planning Commission Agenda with the addition of the
Landings Land Use Study under Matters for Consideration. Motion carried 8-0.

MATTERS FOR CONSIDERATION

1. SET A PUBLIC HEARING FOR JANUARY 13. 2010 FOR ZONING ORDINANCE TEXT AMENDMENT 18.239
RELATED TO SALES OF LIQUOR AT GAS STATIONS

Planner Kapelanski stated that at previous meetings, the Planning Commission was presented with an amendment to
prohibit the sale of alcoholic beverages at gas stations. The Planning Commission considered the amendment and
asked staff for additional information Which was presented at a subsequent meeting. Additional information has also
been inciuded in the packets this evening. .

As of late, this issue is coming up more often, and even today staff had a gas station call and ask if the City had any
regulations related to alcohol sales. The Community Development Department has also had one pre-application plan
submitted that showed a substantial amount of area within the proposed gas station, devoted to the sale of beer, wine
and liquor.

Staff believes that this would be a good time, If the Commission wishes, to consider whether It would be appropriate to
have an ordinance in place when a formal SUbmittal is made, and to provide guidance if staff receives any additional
questions about this use.

This evening the Planning Commission Is asked·to set a Public Hearing for the upcoming Planning Commission
meeting and make a recommendation to staff regarding possible ordinance language for the saie of liquor at gas
stations. The Planning Commission wouid have several options: 1. Total prohibition of sales as preViously
presented; 2. Leave the Ordinance as it Is, aI/OWing gas stations to obtain liquor licenses from the State; or 3. To
develop standards that would fall somewhere In between the two, for example, allowing liquor sales at stores of a
minimum size.

The Staff would like a recommendation on this land use .question so that We have an answer to applicants when they
come forward and ask whether these sales can be permitted.
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Also, at a previous Planning Commission meeting, the Commission indicated a desire to hear from the Police
Departmenfon this issue and Deputy Chief Lindberg is here to answer any'questions you may have as weI/ as the
staff.

Member Cassis asked Deputy Chief Lindberg if he was in a position to have an opinion or does the Department have
an opinion about whether we should have liquor in gas stations.

Deputy Chief Lindberg answered that in previous communications from our Department we do not recommend that
gas stations be aI/owed to sell liquor.

Member Cassis asked what the reasons for this were, so we can educate the public on what the position Is.

Deputy Chief Lindberg stated that, starting more globally, Oakiand County, Michigan has the lowest fatality rate in not
only the country, but the world at ,37 fatalities per hundred million miles driven. That does not happen by accident,
but through a col/aborative effort from Law Enforcement, Engineering, Traffic Improvement Associations and a whole
multitude of things that have gotten us to that number. One of the those things that has been done, and is noted in an
article that was provided for the Commission and written by Louisiana State University, and one of the reasons
jurisdictions or states have a lower traffic fatality rate is because they do monitor the liquor establishments Within their
jurisdictions. Having more liquor establishments or places that sel/ alcohol in our City creates more opportunities for
people to purchase alcohol and the Police Department does have some resources that we have to expend on that.
We do quarterly liquor inspections where an officer goes in and makes sure the license is in order and looks and
makes sure everything is in order. We do the decoy operation where we expend resources where we take people
who are under 21 into the establishments to see if they are complying, etc.

We are not advocating that we reduce the number of liquor licenses because we know the economic impact that
those have. However, we also want to make sure our voices are heard and that we are being responsible. The
Commission can read in the communications that have been provided for them, there are certain concerns associated
with the sale of alcohol at gas stations. Ifan individual is there to purchase gas, we know what marketing strategies
are and how many times have we gone into a store and bought something that we hadn't anticipated. All of those
things come into play and the police department does not think it is a good idea for alcohol sales to occur at gas
stations.

Member Cassis stated that he was intrigued with the idea that if we aI/ow so many gas stations in the community, you
would probably have to have more man resources in the police department to monitor and exercise all of those
preventive actions that the Police Department does by inspections and so on. So that multiplies the amount of time
the Police Department goes out there and prOVide personnel to do that job.

Deputy Chief Lindberg answered absolutely and we do quarterly open liquor inspections and an officer or officer's go
in and they are in uniform and they have a checklist and make sure everything is in order. Last quarter we checked
92 establishments in our City. So that is an officer that could be out in the community or in the subdivisions doing
patrol and that is a resource we are expending to do the inspections. If there is a Violation, there is a subsequent
hearing that could go at the LCC where the officer is there and not on patrol. The decoy operation is where people
are out and our officer's are out for an entire night. Fortunately we have some grant monies for the decoy operation
right now. That is not always the case and we will spend our dollars to do the decoy operations and if there is
violation it could be 30 minutes to an hour for processing and then again another hearing at the Liquor Control
Commission. We are expending a lot more resources if the City has more establishments that sell alcohol. The more
licenses, the more resources we expend to watch those.

Member Prince asked Chief Deputy Lindberg how many gas stations would he anticipate would make applications to
obtain these licenses were we to approve an ordinance that would allow It.

Deputy Chief Lindberg said he could not answer that but because of the regulations that are currently with the Liquor
Control Commission, they have to have $250,000.00 worth of inventory outside of gasoline and alcohol and there ere
certain proximities that are required related to the distance between the point of sale and gas pumps. I think there are
a number of gas stations that would apply. I think we found in some surrounding communities that have permitted the
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sale of alcohol at gas stations that a fair amount of stations do apply and the truth of the matter is that the LCC
doesn't necessarily have all the resources to police it on their end. The police officer doesn't necessarily have the
knowledge to go in and do an inventory of a gas station to make sure there is a quarter of a million dollars worth of
Inventory out there. We would not want that resource being expelled to check that. Does the LCC have the ability to
do that consistently? From what I am hearing, probably not. I think you would have some additional people In our
City currently operating gas stations that would go before the LCC trying to get a liquor license due to the economic
times. In the package that Deputy Director McBeth supplied you there is a map showing where the gas stations are
and there is a possibility that there could be a dramatic increase in the number of gas stations selling alcohol.

Member Meyer asked what your thoughts were on a matter that was before Master Plan and Zoning Committee. It
was brought to our attention that one of the developers felt that the establishment of the gas pumps was simply an
ancillary piece to the building that would be selling the liquor. What are your thoughts about that and that selling
gasoline would actually be secondary to the actual seiling of liquor.

Deputy Chief Lindberg thought there was some validity to that in doing research to come here tonight as well as the
going over the information that was supplied to me from Planning. The overhead profit from gasoline right now is
relatively low which is why this has become a topic not only in our communify of Novi but surrounding communities as
well. You might find a business owner that has found the profit margin is much greater selling the alcohol than it is
selling gasoline. But the sale of gasoline is the business that the owners are familiar with and know. That might raise
the question in all of your heads that if the owners know how to operate a gas station and train employees for gasoline
sales, how much training is there going to be for an employee that is selling alcohol? I think there is some real validity
to the statement that there is a higher profit margin in our community for the sale of alcohol than the sale of gasoline.

Member Meyer thanked Deputy Chief Lindberg for attending this evening and representing the police force here and
for your service to our community.

Member Lynch thanked Deputy Chief Lindberg for attending and it answered a lot of questions and concerns.
Member Lynch asked if people have a problem buying liquor right now in Novi. Member Lynch stated that we want all
of our businesses to be profitable and there is not a problem selling coffee, donuts and things like that. One of the
developers was Tim Horton's which is the nicest gas station in America and is suppose to be coming to Novi.
Member Lynch stated that he still thinks that this decision is a policy decision that certainly is above us and shOUld be
made by City Council and I am still uncomfortable with the Planning Commission making what I feel is a policy
decision. We then have Deputy Chief Lindberg come in and say it is a bad thing and I am not going to go against
that. I still think this is a policy decision and I am uncomfortable with rendering any other judgment. I still do not

. understand why this is being brought to Planning Commission.

Member Baratta asked Deputy Chief Lindberg let's assume there is not a lot of profit in gas and that if I had a gas
station and ceased selling gas and opened up a liquor store, the availability of alcohol would seem to expand and you
would have more establishments to sell that product. My question is and I agree with Member Lynch is you have a
gas station and just because they sell gas, what is the problem with selling the alcohol and I do not see how it
increases the sale of that product just because it is a gas station versus a restaurant or some other facility.

Deputy Chief Lindberg stated that you are asking me for my personal opinion and that may be tainted by some
personal bias and I appreciate that, but please take it for what it is worth. I would have some concerns in that there is
some real expertise in training to sell alcohol. If you were to go into a gas station, there is certain expertise to haVing
that customer service. When you cross them over Is where personally I have some concerns and I think you also find
there is turnover in gas stations with employment. Whereas, a lot of the convenience stores have more consistent
employment because many of them are family owned outside of the franchise. YoUr next question might be that
Busch's or another grocery store sells alcohol and those cashiers are trained to scan the food products and are they
really trained in the sale of alcohol and that is an absolute concern. But, this Is a new area, a new venue for us to
consider and that is something I feel relatively strong about and we need to make sure that the people that are selling
the product are trained to sell that product. If the focus of that is to be a gas station, that is their area of expertise, just
like Member Lynch said a mInute ago with me and that is a very significant concern that I have. Every argument you
have about alcohol I can't get into'here, but I can just drive down the street. But again, how often do you walk into a
place because you are there with the intent on buying something and you see whatever they are dIsplaying and you
end up buying it and that is another thing you might think about when you walk into a gas station that sells alcohol.



NOVI PLANNING COMMISSION
DECEMSER 9, 2009, PAGE 4

DRAFT

Member Baratta said let's assume I have lived In Texas for many years and own a market and the gas stations down
there have more than just markets. They all sell gas and have restaurants adjacent to them, I am looking at it as you
have a gas station and traditionally all you sold there is gas and today you have the mini-market that has a gas pump
and in some instances they don't even own the gas, they get a fee from the oil company to sell the gas and they get a
commission. So truly what they are is a market that happens to sell gas. So, I am trying to get to, to basically find out
because I have a gas pump if I own this market, would this Increase the sale or availability of alcohol to a driver.

Deputy Chief Lindberg said that he wished he could come to you with data to support that and be able to tell you that.
But, the truth of the matter is with hours of research that I have done, some of the people on Chief Malloy's staff and
through our direction have done including research that planning has done, there is not a lot of data that separates
what you have described from a gas station and the alcohol sales. It more is almost a common sense approach we
take, Just like you have to do here. This is really a land use issue and you are asking for some statistical justification
or some input from me. To answer your question, I can't answer that because they sell gas that would increase the
sales of alcohol, but I belleve"that is the truth. I believe there is going to be the instance where an individual is driving
by and needs gas and ends up buying alcohol and has an issue as a result of it. I refer you back to the Louisiana
State University Study that was supplied to me and In the states that have the lowest traffic fatality rate related to
drinking and driving do a much better job at regulating liquor sales within their communities. One of the things that
they site in that study is the drive-thru sale of alcohol and the states that allow that have a higher traffic fatality rate
relating to alcohol. States that have less regulations on their establishments have a higher rate, though it doesn't
specifically say it in this study. I think common sense and the next step is those that sell it in gas stations and allow
those vehicles to get on the road, would probably fall into the same category. And again sir, I apologize, but the data
just isn't there where they separate It out and indicate where the alcohol was bought at. We do a good job when there
is an alcohol related traffic fatality of tracing back and looking to see if it is a bar or somewhere somebody has been
drinking at, under the Dramshop Rules, that is something our traffic Investigators do. But typically, it is very difficult if
they have not been at a bar or restaurant to trace back where they bought their package liquor, their beer etc. This is
standard across the country, we've tried, we've looked at that research and its just not something that is there and I
hope that answers your question.

Member Baratta asked if there is a fee charged for this inspection for an officer to go into a liquor store.

Deputy Chief Lindberg said that there was no fee and without being an expert in that area, there are regulations and
financial consequences and incentives where we are required to police the liquor licenses in our city and there are
some financial returns as result of that. If we do not police those establishments and then there is a problem, we can
SUffer some financial losses from the Liquor Control Commission and kickback from their license fees etc. We are not
compensated at all for going in and doing that, it is part of our process.

Member Greco stated that we have had this issue before us for two meetings and I think the issue of a gas station
selling alcohol seems like something that should not go together. When you iook at it from a quick look, something to
turn away and say we don't want that. But I think at the last two meetings where this was discussed, I've been
hearing comments from the Planning Commission that we want more data before we make this decision, especially
since it is not a decision that every community Is making. My understanding is that Farmington Hills has chosen not
to reguiate alcohol sales at gas stations. West Bloomfield did pass an ordinance, I do appreciate both the staff and
the officer coming here, because I think the information that was provided in the packet this week is something I think
we were looking for. I am not sure and I am not going to make a decision tonight on whether I support or don't
support it, but there probably is something there worth having a public hearing on and I appreciate you coming to the
meeting. One of the things I am concerned about is saying blanket statements, and one of the things the deputy
keeps bringing up is data and lack of data. I think everyone's experience both outside and inside of Novi is that we
have a outstanding police force that does a great job of enforcing the laws, particularly the drunk driving laws. I think
that is everyone's impression inside and outside of the city. I am sure that the department has particular hotspots or
areas where they are more likeiy to find a drunk driver. The middle of a subdiVision of might be an area where you
would not catch a lot of drunk drivers whereas maybe by the Town Center area or the Main Street area would be
more where they could be caught. I believe the police have an Idea where the problems may occur. My question is,
do we have any data regarding this Sunshine gas station. I would imagine that if it is a problem whether it is drunk
driving or not, that there would be open container pullovers or arrests and is there anything you are getting back from
your officers about this particular area being a problem.
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Deputy Chief Lindberg answered no to Member Greco. But, the market is very new and the owners were very
accommodating when they were opening up and adhered to the entire ordinance, I will take you back a few minutes
when I made a statement that it is very difficult to track where packaged liquor, beer, and wine are purchased when
there is an accident or driving issue, I am not aware of any runs or police complaints that have come in the parking lot
there where we're.getting teen's hanging out and none of that is happening. Our officer's in the district are aware of
what is there and have established a relationship with the ownership, But, there are no concerns at this point with the
land use of Sunshine Market and activities that are going on there that I am aware of,

Member Greco asked whether increased tickets along Novi Road have been issued for open containers or anything
like that.

Deputy Chief Lindberg answered no to Member Greco.

Member Greco said that his only comments would be for the Commissioner's, The information prOVided does satisfy
me as at least something we should consider and I am not sure where I fall on that consideration. But, I stili do want
to be careful on what we are doing with respect to this situation, I recall when I recently just moved to the community
and thene was a big uproar with a Hooters coming into Novi and how awful that would be and the outfits that they
wear and it is a place where people would not want to go and it woUld bring the wrong element And, as far as my
understanding goes, they seem to be a good business corporate citizen for the city, I don't know if we are looking for
a problem that doesn't exist; but I think given the data and given the presentation tonight, I am probably going to
support moving for a public hearing.

Member Cassis stated that being in the restaurant business, the health department does have a program to educate
and certify the handler's of food, Do you have or do you need to have something like that to educate people on the
sale of alcohol?

Deputy Chief Lindberg stated that the Police Department does not in itself, but we facilitate a lot of that training with
the Liquor Control Commission. In years past, we have had Town Hall meetings where we have gotten management
from a number of different liquor establishments together and one of our officers has been the facilitator of that If a
certain establishment has an issue where we have issued a violation, the first thing we recommend to them is get the
tips training from the LCC, Not only Is it available for them in person, but it is also online and it helps build the training
that they are trying to get their personnel, so they do not have the same problem again. The Novi Police Department
does not have their own program; but as good partners, we will make everything available and tell the different
establishments that this is available and we are there to help. If ihis gets approval, we will do the same thing with ,
every establishment that comes into town, Having our own program, no; but facilitating and helping people find the
programs out there yes, absolutely.

Chair Pehrson said that he was going to add his thoughts to the discussion. I don't think we are rationally aiming to
make Novi or Oakland County a dry county, But, as a point of reference relative to training, I do have a relative who is
employed by one of the larger petroleum based outlets based down in Texas and they actually have to go through a
corporate mandate where their employees go through a week's worth of training to try to spot, identify, and make
public anyone that comes on the premises that might have been drinking, that might be drunk or that might have the
appearance of drinking, to the point where they suspend sales at 11 :59PM on any given night If the tape register
shows that any liquor was sold at 11 :59:01, they are subjectto a $100,000 fine and 3 years in jail. So they put the
onus on the store operators to self police their own, That said, I think what we are looking to do;s take away the
possibility. What the petroleum based outlets in Texas have found in research that the this individual was able to
provide me is that for every trip that is now being made at these stores in Texas, just as a point of reference, for every
1 trip for gasoline, there are 3 other trips made to the facility just for alcohol and it has become a mini-mart Whether
that turns into something where Deputy Chief has to have his guys find drivers on Novi Rd, with an open container or
that leads to something, I think that will be very hard for them as the Deputy Chief has indicated to find out about.
But, there is a trend in at least that little bit of demographic data that says this is becoming more of a real convenience
for those that want that. How far do we want to go relative to legislating or allowing areas alcohol sales at gas stations
to take place. I think it is good that we are having the debate and good that we are setting this as a public hearing, I
thank the Deputy Chief for coming in and for your leiter as well; it was quite good.
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City Attorney Schultz stated that the question before the Planning Commission is really kind of narrow. Right now the
principle use for all of these for a gas station is for the dispensing of fuel, a market and all the things that go along with
it are considered accessory uses. The question that you are really going to be deciding if you continue on with this is,
is the sale of alcohol along wtth all those other sundry things customarily incidental to the fuel dispensing or should it
be. It is not just a policy question of the sale of aicohol at gas stations; It Is a land use question. Is this sale of alcohol
at gas stations Incidental to the dispensing of fuel, should It be? As your going through, that Is really the question you
are after. .

Moved by Member Meyer, seconded by Member Prince:

ROLL CALL VOTE ON THE MOTION TO SET A PUBLIC HEARING FOR ZONJNG ORDINANCE TEXT
AMENDMENT 18.239 RELATED TO THE SALES OF LIQUOR AT GAS STATIONS FOR THE PLANNING
COMMISSION MEETING TO BE HELO ON JANUARY 13, 2010, MOVED BY MEMBER MEYER AND SECONDED
BY MEMBER PRINCE.

In the matter of Text Amendment 18.239, a motion to set a public hearing for January 13th
, 2010.

Motion carried 8-0.
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CALL TO ORDER
The meeting was calJed to order at 7:00 PM.

ROLLCALL
Present: Members David Baratta, David Greco, Brian Larson, Michael Lynch, Michael Meyer
Absent: Members Victor Cassis (excused), Andy Gutman (excused), Mark Pehrson (excused), Leland Prince
(excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski, Planner; Jana
Pritchard, Pianner; Lindon Ivezaj, City Engineer; David Beschke, City Landscape Architect; Doug Necci, Fa9ade
Consultant; Kristin Kolb, City Attorney

PLEDGE OF ALLEGIANCE
Member Meyer led the meeting attendees in the recitation of the Pledge of Allegiance.

APPROVAL OF AGENDA
Moved by Member Lynch, seconded by Member Baratta.

VOICE VOTE ON THE AGENDA APPROVAL MOTION:

Motion to approve the November 18,2009 Planning Commission Agenda. Motion carried 5-0.

MATTERS FOR CONSIDERATION

1. ZONING ORDINANCE TEXT AMENDMENT 18.239
Discussion of possible ordinance amendment related to sales of liquor, beer and wine at gas stations.

Planner Kapelanski stated that at the previous meeting, the Planning Commission was presented with an amendment
to prohibit the sale of alcoholic beverages at gas stations. At that meeting, the Planning Commission asked the staff
to prepare additional Information concerning the sale of beer, wine and liquor at area gas stations. In the packets are
a number of maps highlighting the locations of existing gas stations, and the districts that permit gas stations.

You will also find a memo from the staff describing the ordinances enacted by other communities to regulate alcohol
sales at gas stations and options for the Planning Commission to consider. Three options are presented in that
memo: 1) Complete prohibition of the sale of alcoholic beverages at gas stations, Which would be similar to the
amendment that was previousiy presented at the Planning Commission meeting; 2) To choose to make no changes to
the ordinance alJowlng gas stations to selJ beer, wine, and liquor If they meet the state requirements, which are a
minimum bUilding size of 50,000 square feet, or $250,000 worth of merchandise (excluding gas and alcohol sales).
This would leave the review and enforcement of these provisions up to the State; 3) To permit limited sales of
alcohol based on certain standards. For example, the State standards related to the minimum size of the building or
the minimum amount of merchandise. This third option could be complicated as it would require a more specific
definition of intent than what was previously laid out in this adjusted amendment. This evening, the Planning
Commission is asked to proVide their comments on a possible amendment and make a motion on how they would like
to proceed at this time.

Chair Greco turned this over to the Pianning Commission for any comments or discussion regarding this issue.

Member Lynch felt that this was a policy issue that Council should make the decision on.

Deputy Director McBeth responded by saying that the Planning Commission is an advisory bOdy to the City Council
on many types of iand use issues. Staff looked at this as a land use issue and possible zoning ordinance
amendment. The Planning Commission is responsible for using the Zoning Ordinance to review and approve various
plans that come forward. It seemed to make sense to bring it to the Planning Commission for discussion since public
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hearings take place at the Planning Commission as well. The Planning Commission is asked to gather the public
comments and uses and give consideration to those comments as part of their deliberation,

Member Baratta questioned if the purpose of prohibiting gas stations from selling alcohol is to limit the availability or is
it to limit the convenience to get alcohol, and if so, that is something different. Member Baratta does not think we are
limiting the convenience by allowing a gas station with $250,000 worth of merchandise, particularly since most drug
stores are convenient and they have liquor, alcohol, and beer and wine licenses. Member Baratta does not think we
are stopping the convenience issue by preventing gas stations from getting this particular type of product. Again, if it
is restricting the availability and wanting a more exclusive policy and it's to be applied throughout the city, which is a
different story. Member Baratta stated that with the information that was provided, he did not have an issue if gas
stations had this particular product as part of their sales,

Member Meyer questioned why this is before us, and could it be further clarified. Based on the information we have,
if we do recommend this to City Council, could we ask that any gas stations wishing to sell alcohol appear before a
Liquor Advisory Committee to determine if it meets the state standards for a liquor license, Also, is the Liquor
AdVisory Committee at the State level or a committee that would be part of our local government?

Deputy Director McBeth stated that she and her staff did look at a number of area ordinances. Some area ordinances
have an outright prohibition of the sale of alcohol, while others had no ordinance that prohibits it, so therefore allowing
alcohol sales at gas stations with no further restrictions. Troy took a unique approach and set up a Liquor Advisory
Committee to review the requests, creating another level of review, similar to a Planning Commission Sub-Committee.

Member Meyer stated that he was not sure the Planning Commission was ready to give a recommendation to the City
Council this evening. If we would give this recommendation to City Council, we could do it with the possibility of
creating a Liquor Advisory Committee of the Planning Commission.

Member Larson questioned how many gas stations in Novi met the criteria of being 50,000 square feet, or $250,000
of merchandise,

Planner Kapelanski stated that we have 12 gas stations. The only one that has received this type of license in the city
is the Sunshine Market. There is an existing gas station at Sam's Club that could meet that standard. But, beyond
that, Planner Kapelanski is not aware of any other gas station that has applied for this license, so it is unknown
whether or not any others would meet the $250,000 merchandise standard. Staff could do additional research to see
how many would meet the size reqUirement, but, beyond the Sam's Club and the Sunshine Market, staff is not aware
of any.

Member Baratta questioned if Sam's Club met the reqUirement and is it because of what is inside of Sam's ClUb itself.

City AUorney Kolb stated that the communities that have put outright bans on the sale of alcohol at gas stations, or
are in the process of doing that, are doing so because the Liquor Control Commission that oversees us at the State
level has indicated that they just do not have adequate staff to oversee the requests. The State is doing the review on
an honor system and if someone calls and says they have $250,000 worth of merchandise, the State is approving It
The communities that are pursuing this are concerned that liquor licenses are not being reguiated in the way they
should be. The Liquor Control Commission is taking people at their word, rather than Investigating to see that they
meet the statutory criteria.

Chair Greco said his concern was that he still hasn't seen a compelling reason why we should get involved in this. It
is being regulated at the State level, even though it might not be adequately regulated. This is government regUlation
and would be prohibiting something that is currently allowed. Before we start impacting Sam's Club, and the
Sunshine Market or impacting any future businesses coming into the city, Chair Greco wants to know Why we would
consider this. The questions that were asked by Member Baratta are right on point; is there a reason why we should
be doing this. If you have more than one or two gas stations that sell alcohol in the city, are crashes up or drunk
driving incidents up. Is it more dangerous'for the community? Those are the answers we are looking for. At our last
meeting that is what Member Pehrson and I were questioning. Do we have data to support this, and will it be helpful
to the community? Any state agency, as well as any other government agency that is understaffed might not be doing
everything they should be doing. At this point in time, Chair Greco does not see a compelling reason Why the City
should get involved in regulating this, whether it is straight out prohibition or creating a local liquor commission to
review gas station requests. Chair Greco thinks we are trying to address a perceived problem - drinking and driving.
Chair Greco is not recommending going forward with this at this time until we receive additional information that would
make sense and benefit the community. .
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Deputy Director McBeth stated that there is a letter from our Police Department in the packets. The Police
Department has listed a number of reasons for its recommendations. However, they did not have specific statistics or
other things Chair Greco mentioned,

Chair Greco stated that the main reason is drinking and driving and that he did not see any compelling data as to why
we would get involved in this.

. Member Lynch stated that in his opinion, it might be foolish to pursue this and agreed with Chair Greco and thinks this
is something above us. It seems more of a policy, and Member Lynch cannot speak for what the citizens want. City
Council would have a better idea on what the need is and what benefit it is to the city. At this point, we just have
specuiation and a letter from Police Chief Malloy which is saying that it would not be a very good idea. Member Lynch
thinks we need to step back and understand why we are even doing this and if there is an overwheiming benefit to the
city.

Deputy Director McBeth stated that it sounds like the Planning Commission may not be ready to set a Public Hearing,
but if Planning Commission chose to set the hearing, it might be an opportunity to get some additional input on the
topic. We could let the issue stand, and forward the Commission's thoughts on this to the City Council in an alternate
method. Or, the Planning Commission couid ask to set the Public Hearing at the next available date, collect public
input, and the Pianning Commission could vote on their recommendation to City Council.

Chair Greoo asked if anyone had any ideas on what they want to propose,

Moved by Member Meyer, seconded by Member Larson:

In the matter of text amendment 18.239, motion to set a public hearing for an upcoming Planning
Commission meeting.

Member Baratta stated that before they set a public hearing, he wouid like the data from the Police Chief to see what
the incidents are. If you read the Police Chief's letter, article one says that a!cohol is a product that should not be
conveniently available, and he does not say it is, or it isn't with this type of facility. The Police Chief does say that the
ease of access to alcohol could increase, and he is not specifically saying that it Will. The Police Chief goes on to say
that if aicohol sales at gas stations are prohibited, this may decrease the ease of access to alcohol, so he is not being
definitive with whether this is a good or bad idea statistically. Member Baratta stated that he would like to see what
the numbers are on the statistics with other communities that allow the sale of alcohol at gas stations, and then the
Planning Commission can properly consider this proposal.

Chair Greco thanked Member Baratta, but noted that a motion and a second have been made that the Planning
Commission needs to consider.

City Attorney Kolb asked for a clarification. Obviously the Planning' Commission does not have a specific text
amendment to consider at the pUblic hearing, So is the point of the public hearing just to gain input from the public as
to whether or not to move ahead and possibly get some direction on what the citizens wouid want? If that is the
intent, City Attorney Kolb would like to make sure that is clear so that staff can properly notice,

Chair Greco suggested we should ask the motion maker to clarify what he is requesting,

Member Meyer stated that it appears that the pubiic hearing wouid be a discussion of a possible ordinance
amendment related to the saies of liquor. beer, and wine at gas stations. That would be the essence of the pubiic
hearing, discussion of a possible ordinance amendment.

Member Lynch asked if Poiice Chief Mailoy could attend the public hearing.

Chair Greco stated that they could probably request Poiice Chief Malloy to be present.

Member Lynch asked if he could give comments,

Deputy Director McBeth stated that staff could request someone from the Police Department. either the Chief or the
Deputy Chief if they are available to attend that evening, If the Planning Commission would prefer, planning staff
could ask for additional information from the Police Department prior to the public hearing.

Member Lynch stated that he would prefer to ask questions of the experts rather than get a letter. With respect to the
motion, Member Lynch cannot support a public hearing until we at least have some comment from the experts and he
is going to vote against the motion because he would iike to have a discussion with the experts prior to the public
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hearing.

Member Larson asked if there is a member from the Police Department that could bring data to support their letter
and talk about it so it could be discussed at the meeting.

Member Meyer also said he would specifically like to ask that Police Chief Malloy attend.

Chair Greco asked if there were any other comments before they took a vote and there were none.

VOICE VOTE ON THE MOTION MOVED BY MEMBER MEYER AND SECONDED BY MEMBER LARSON:

In the matter of text amendment 18,239, motion to set a public hearing for an upcoming Planning
Commission meeting. Motion fails 3-2

Member Meyer asked if he could make a new motion and could Police Chief Malloy attend a meeting of the Planning
Commission so that we can discuss the text amendment with an expert.

Member Baratta stated his position would be not to deal with this any longer unless it gets brought back properly with
a proper zoning text amendment and the proper data for a presentation if that wants to be done. The Planning
Commission does not have to set a hearing tonight and Member Baratta does not think they should do so. Member
Baratta thinks the feelings of the Planning Commission have been heard at the last two meetings and if there is data
to back up such an ordinance, it can be presented to the Planning Commission and we can consider it again and he
does not think any of his fellow Commissioners would have a problem with that.

Moved by Member Lynch, seconded by Member Baratta:

In the matter of text amendment 18.239, motion to request thallhe Chief of Police attend an upcoming
Planning Commission meeting to discuss the sale of beer, wine and liquor at gas stalions. Motion
was withdrawn.

Member lynch stated he would like to withdraw his previous motion and Member Baratta agreed.
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CALL TO ORDER
The meeting was called to order at 7:00 PM.

ROLLCALL
Present: Member Greco, Member Gutman (arrived at 7:03 PM.), Member Larson, Member Lynch, Member Meyer,
Chair Pehrson, Member Prince
Absent: Member Baratta (excused), Member Cassis (excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Kristen Kapelanski, Planner: Jana
Pritchard, Planner; Kristin Kolb, City Attorney

PLEDGE OF ALLEGIANCE
Member Greco led the meeting attendees in the recitation of the Pledge of Allegiance,

APPROVAL OF AGENDA
Moved by Member Lynch, seconded by Member Larson
VOICE VOTE ON THE AGENDA APPROVAL MOTION:

Motion to approve the September 30, 2009 Planning Commission Agenda. Motion carried 6-0.

MATTERS FOR CONSIDERATION

1. SET A PUBLIC HEARING FOR NOVEMBER 18. 2009 FOR ZONING ORDINANCE TEXT AMENDMENT 18,239
RELATED TO SALES OF LIQUOR AT GAS STATIONS

Deputy Director McBeth stated that this item involves an important policy decision that the Planning Commission
should consider carefully. It involves whether there should be any zoning ordinance standards that would regulate the
sale of beer, wine and liquor at gas stations. Perhaps, rather then selting a Public Hearing tonight for a date three
weeks from now, staff could gather some of the Commission's preliminary thoughts on the topic as to whether the
Commission thinks the city should set local standards that would regulate the sale of liquor at gas'stations 'or whether
the Commission would suggest it doesn't need any further regulation.

Staff identified one gas station in the City of Novi that currently sells beer, wind and liquor, the Sunshine Market
Station located at Thirteen Mile and Novi Road. This station received a license from the Liquor Control Commission
tc sell alcohol products. 'In the Commission's packets this evening, staff did provide some language that was
suggesting just the outright prohibition of sales of those packaged alcoholic beverages at gas stations. Staff would
like the Commission's thoughts on whether it's appropriate to allow the sale of alcohol at gas stations similar to other
kinds of stores that allow that or if there should be cerlaln regulations that would allow the sale at cerlain gas stations
with certain conditions. Staff could also prepare some additional information regarding the state standards,
ordinances in other local communities and opinions from the Police Chief if the Commission would like.

Chair Pehrson stated that he was surprised that this wasn't regulated by State Law.

Deputy Director McBeth stated that City Attorney Kolb could comment on this.

City Attorney Kolb stated that the sale of alcoholic beverages at gas stations is regulated by the LCC, The Liquor
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Control Commission. They have' in place under State Law standards that would apply. There are very strict
conditions, mainly related to the size of the bUilding. In the past, it has typically only applied to larger stores like
Meijer's who have a few gas pumps out front. The standards require stores to have $250,000.00 worth of
merchandise excluding alcohol or the fuel itself. So per the state standards, the license would really only be
available for larger stores, of which there haven't been very many. Because of this requirement you did not see liquor
licenses or liquor, beer or wine being sold at gas stations In the past.

However, these types of sales are becoming an issue because of a combination of larger stores and gas stations
being constructed, along with the Meijer's-type stores getting gas stations and the limited staff at the Liquor Control
Commission to monitor these sales. Now is the opportunity to step in at the city level and say, we want to regUlate
this even more through the use of zoning ordinance tools, as stated in the amendment before you tonight. This
proposed ordinance Is one that was prepared for another client community that had a policy that they did not want to
allow the sale of alcohol at gas stations. So, the proposed ordinance is a complete prohibition. As Deputy Director
McBeth stated, this is a policy decision for the city.

Deputy Director McBeth asked the Planning Commission what their thoughts were on how to handle this, whether
they wanted an outright prohibition of such sales or if they would rather such sales be handled at the state level.

Chair Pehrson stated that he would like to see more data come back from the Planning Division relative to what other
communities are doing, where, given the zoning, these super stores might be located and to have an understanding of
where the stores would be relative to residences and things of that nature.

Member Lynch stated that it sounded like the Liquor Control Commission did not have the staff to monitor violations.
Member Lynch also questioned if we were basically creating an ordinance that would allow us to do what the Liquor
Control Commission is supposed to do and would we be burdening the city with additional work.

Deputy Director McBeth stated that she did not think the city would necessarliy be burdened with it and the question
essentially was would the city want to regulate this sort of sale at gas stations. Also, would the city want to apply any
conditions or different standards, for example a prOXimity to residential districts, than the ones that are provided by the
Liquor Control Commission.

Member Lynch stated that these were all good points, and he did understand that the Meijer, Sam's Club and Costco
are all huge businesses. Member Lynch was as surprised as Chair Pehrson that gas stations were never allowed to
sell liquor, beer or wine.

City Attorney Kolb stated that in the past this was not an issue because the Liquor Control's Commissions regulations
previously prohibited such sales. Ten years ago, a statute was put in place that creates this 50,000 square feet or
$250,000.00 worth of merchandise exception. It has been rarely used, however with the Sunshine Market In, and
possibly more of these to come, It might be something the would want to consider regulating. City Attomey Schultz
and Kolb identified about half-a-dozen gas stations In the area around us where such a standard might apply.

Member Lynch stated that you have to look at the intent and that his understanding was that you did not want people
behind a motor vehicle going to a gas station and running in and picking up a six-pack and leaving. With the super
stores, that is not going to happen.

Member Greco stated that he was also surprised by the amendment. He had not been to the Sunshine Market as of
yet, but was going to go there and check it out. It seems awfully convenient, not to drink and drive, but Member
Greco can also imagine going out to a party and stopping to get gas and instead of making 2 stops, you make only
one. Member Greco stated that he would like more information and had no objection to the Public Hearing, but did
have concerns. Member Greco then questioned If there was a problem with the Sunshine Market, or if this was
something that has just come up.

Deputy Director McBeth stated that there was not a problem and that it was a nice market and gas station. It was a
question that came up because we identified there is only one station currently selling alcohol, and it has been
contrary to what we have seen in the past in Novi. Deputy Director McBeth stated that after talking with the city
attorney's office, we found that some of the other communities are considering regulations that would prohibit this kind
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of venture, However, this is a broad policy question for discussion,

Member Greco stated that he thinks he knows where we are heading With this along with Chair Pehrson, Member
Greco asked for more data on this before we set this for a Public Hearing.

Chair Pehrson agreed with Member Greco and asked if anyone else on the Planning Commission had comments.

Member Meyer wanted to comment on item A, and felt that that alcohol is not a product that should be conveniently
available to the motoring public where they purchase fuel for their vehicle, and would like more information before we
have a Public Hearing.

Chair Pehrson asked Deputy Director McBeth If that was enough direction.

Deputy Director McBeth answered the Chair and stated that the staff would put more information together and bring
this back to the Planning Commission as a whole.
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