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SUBJECT: Approval of Zoning Ordinance Text Amendment 18.270 to amend the City of Novi
Zoning Ordinance at Arficle 19, "I-1, Light Industrial District”, Section 1905, "Required
Conditions” and Article 23A "Planned Office Service Technology District”, Section 2303A,
“Required Conditions”, to permit and regulate above-ground storage tanks. SECOND
READING ;

. - II\...,]
SUBMITTING DEPARTMENT: Department of Community Development, Planning Division

CITY MANAGER APPROVAL: 2 —pfx

BACKGROUND INFORMATION:

2

The applicant, Somnio Global, is proposing modifications to Zoning Ordinance Article 23A,
OST Planned Office Service Technology District, in order to permit above ground storage
tanks in the OST District. As requested in the application materials, above ground storage
tanks would be permitted in the OST District with the same "Required Conditions” as
currently set forth in Article 19, I-1, Light Industrial district, Section 1905, with two principal
modifications to the ordinance standards:

Removal of the 600 gallon maximum size limit per storage fank.

Allow screening wall materials fo be consistent with the exterior building wall
materials as permitted for the primary building, instead of allowing only masonry
materials for the screen wall.

Currently, the Zoning Ordinance does not specifically allow outside above-ground storage
tanks in the OST District, but staff has learned that some tenants within the OST District have
a need for storage tanks for various fuels that are used in support of research and
development activities taking place inside these research and development buildings.
One such tenant is Sonmio Global, a company that has recently taken occupancy of the
former Husky Building on the south side of Twelve Mile Road, east of Taft Road, located in
the OST District.

Somnio Globadl representatives indicated a need for a 3000 gallon liquid nitrogen tank,
and two 1000 gallon diesel fuel tanks to support the research and testing activates inside
the building, including diesel engine efficiency technology, plasma coating systems, and
thermoplastic product development. A plan for tanks and an enclosure has been
provided, and is attached to this packet. On the Somnio Global site, the nitrogen tank is
shown to be 20 feet tall, and the diesel fuel tanks are between four and six feet tall. All will
be fully screened from view, and located behind (on the south side) the building.

Modifications to both OST and I-1 Districts

As noted, the applicant submitted a text amendment for the Office Service Technology
District that closely matches the allowance Novi currently has for above-ground storage
tanks in the Light Industrial District.  Staff has completed a review of the proposed
amendment and recommends approval with some suggested modifications to the
proposed text, along with some changes to the existing text in the Light Industrial District.




The attached strike-through version of the ordinance details the changes proposed,
including the two modifications noted above, and the following requirements and

conditfions:
e Tanks shall be permitted only as an accessory to an otherwise permitted use.
e Tanks shall be located in the rear yard or interior side yard.

Tanks shall be in compliance with the city’'s adopted Fire Prevention Code, as well as any
applicable state and federal regulations related to such use.

Tanks shall be screened with a wall not less than one foot higher than the height of the
storage tank.

Staff Review

Staff recommends approval of the draft ordinance, as modified in the attached strike-
through version, to permit and regulate above ground storage tanks in the OST District and to
update the language in the existing |-1 District, for the following reasons:

1.

Developments in the OST Planned Office Service Technology District are intended to
protect the most desirable use of land in accordance with a well-considered plan, to
protect the character and established pattern of adjacent development, and in each
area to conserve the value of land and buildings and other structures, and to protect the
City's tax revenue. The inclusion of the staff recommended language would ensure the
proposed use would not affect adjacent properties.

The OST Planned Office Service Technology District is intended to encourage and callow
development of high tech, mulli-use office/laboratory/production uses. The District is
designed fo permit the application of high tech, multi-use activities having accessory,
warehousing, assembly, production and manufacturing activities. The request to permit
above ground storage tanks is a reasonable and logical accessory use 1o the uses
encouraged in this district and would encourage development of Research and
Development facilities in the district.

The Fire Marshal has reviewed the proposed ordinance amendments and has no
objections to the changes, as the changes will not alter the adopted fire prevention
codes or impact the department’s ability to enforce the code during the inspection or
plan review process.

Modification of the standards in both the Light Industrial and the Planned Office Service
Technology District will allow for consistent application of the standards when tanks are
needed as an accessory to an otherwise permitted use in these districts.

Planning Commission Aclion

The Planning Commission held a public hearing on this matter on August 13, 2014 and
heard from the applicant, the Vice President of Operations at Somnio Global regarding
the need for the need for outside fuel tanks for that company’s operations, especially in
light of the company’s plans o increase the research and development activities at that
site. Somnio Global currently has temporary approval for tanks at that location.

At the public hearing, two additional companies voiced support for the proposed
ordinance amendments. Novi Manufacturing has been in business for over 50 years, and
is currently located in Novi. The Operations Manager indicated that Novi Manufacturing
has a need to have larger storage tanks than the 600 gallon capacity the Light Industrial
district currently allows, especially when the company is in full production. Additionally, a
prospective tenant at 41000 Vincenti Court will be seeking an opportunity in alternative
fuel engine design and development, and emission cerfification within that building.
Several tanks are needed for that operation, including one tank that will be 18,000 gallons.



The Planning Commission discussed the matter and supported the recommended
ordinance language, noting that advances in technology and manufacturing require
various fuels to be stored outside of buildings. The Planning Commission members voiced
concerns and assurances that all of the proper safety precautions will be in place as new
tanks are reviewed. All relevant Planning Commission meeting minutes are attached.

City Council Action

The City Council considered the proposed ordinance amendments as a First Reading at
the September 22 meeting. Concerns about insuring that proposed screen wall materials
match the building were raised at the meeting. Revised ordinance language is now

included to address that comment, as well as proximity questions to residential zoning
districts.

RECOMMENDED ACTION: APPROVAL OF SECOND READING of Zoning Ordinance Text
Amendment 18.270 to amend the City of Novi Zoning Ordinance at Article 19, “I-1, Light
Industrial District”, Section 1905, “Required Conditions” and Article 23A "Planned Office
Service Technology District”, Section 2303A, "Required Conditions”, to permit and regulate
above-ground storage tanks for the reasons provided in staff's report.
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Mayor Gatt Council Member Markham
Mayor Pro Tem Staudt Council Member Mutch
Council Member Casey Council Member Wrobel
Council Member Fischer
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CITY COUNCIL MINUTES
SEPTEMBER 22, 2014




Excerpt from Draft Minutes
REGULAR MEETING OF THE COUNCIL OF THE CITY OF NOVI
MONDAY, SEPTEMBER 22, 2014 AT 7:00 P.M.
COUNCIL CHAMBERS — NOVI CIVIC CENTER - 45175 TEN MILE ROAD

ROLL CALL: Mayor Gatt, Mayor Pro Tem Staudt, Council Members Casey,
Fischer, Markham {absent, excused), Mutch, Wrobel

ALSO PRESENT: Peter Auger, City Manager
Victor Cardenas, Assistant City Manager
Thomas Schultz, City Attorney

3. Approval of Zoning Ordinance Text Amendment 18.270 to amend the City of
Novi Zoning Ordinance at Arficle 19, “I-1, Light Industrial District”, Section 1905,
“Required Conditions” and Article 23A “Planned Office Service Technology District”,
Section 2303A, “Required Conditions”, o permit and regulate above-ground storage
tanks. FIRST READING

Mr. Auger explained this amendment changed two things; the 600 gallon maximum size
for storage tanks and the screening wall materials to be used to help screen from view.
Staff recommends approval.

Member Mutch asked about the language that talks about the screening material. The
applicant has the choice of either screening the tanks with the material that matches
the existing structure or reinforced concrete. He asked why in OST an enclosure was not
required to maich the adjacent building and giving them an option. Barb McBeth,
Deputy Community Development Director, said a number of situations could occur
where the screening wall would take place. The ordinance was very specific in the
light industrial district saying the screen wall would be made of masonry materials. They
found in some situations the building itself is not made of masonry but of some other
material and they thought it might blend in better if the screen wall was made of the
same materials. Member Mutch agreed with it but also the option of a material that
doesn’'t match. He thought it would be strange for an add-on that doesn’t match the
building. Mr. McBeth said as part of these reviews they would have fagade consultant
take a look at the proposed materials to be approved. Member Mutch said he would
rather see the materials match. This provides some flexibility.

CM 14-09-155 Moved by Muich, seconded by Casey; CARRIED UNANIMOUSLY:

To approve a Zoning Ordinance Text Amendment 18.270 to amend
the City of Novi Zoning Ordinance at Article 19, “I-1, Light Industrial
District”, Section 1905, “Required Conditions” and Aricle 23A
“Planned Office Service Technology District”, Section 2303A,
“Required Conditions”, to permit and regulate above-ground
storage tanks. FIRST READING

Roll call vote on CM 14-09-155 Yeas: Gatt, Staudi, Casey, Fischer, Muich,
Wrobel
Nays: None
Absent: Markham



PROPOSED ORDINANCE AMENDMENTS
STRIKE VERSION




STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI
ORDINANCE NO. 14- 18 - 270

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18 AS AMENDED, THE CITY OF NOVI
ZONING ORDINANCE, AMENDING SECTION 1905 OF THE I-1, LIGHT INDUSTRIAL DISTRICT
AND SECTION 2303A OF THE OST, PLANNED OFFICE SERVICE TECHNOLOGY DISTRICT TO
PERMIT AND REGULATE ABOVE GROUND STORAGE TANKS.

THE CITY OF NOVI ORDAINS:

Part I.

That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, 19, I-1 Light
Industrial District, is hereby amended to read as follows:

Sec. 1905. - Required Conditions

All uses within the I-1 District shall comply with the following required conditions:

Ts

a. Except as provided in subpart (b), below, all uses shall be conducted wholly within a
completely enclosed building.

b. The following uses may be conducted outside of a completely enclosed building:

(1) Off-street parking.
I_LOquoor placement of obove -ground storage tanks as follows:

(i)

Shall be

accessory to an o’fher\lee perml’r’red use.
(ii.) Shall be located in a non-required rear or interior side yard that does not abut

a residential district.

(iii.) Placement—and—use—of the above-ground—storage tanks—Sshall be in
compliance with the city's adopted fire prevention code and any applicable
State of Michigan and federal regulations related to such use.

(iv.) Allsueh-storagetanks-Shall must be enclosed erand screened from public
view_as follows:-

(1) Such screening shall consist of a wall not less than one (1) foot higher than
the height of the storage tank placed therein, which completely conceals
the tank from public view.

(2) The inside dimensions of the enclosure shall be such as wil permit
adequate access to the tank, as well as completely enclose the tank so
that it does not project outside of the enclosure.

(3) Screening materials shall match the primary building on the site, or consist

of masonrr—consisting—ofthose-materials that complement the primary




building as permitted under the exterior building wall material standards
contained in Section 2520, herein, or reinforced concrete. Other materials
may be used for the gate or doorway to the enclosure.

Part I1.

That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, 23A, OST
Planned Office Service Technology District, is hereby amended to read as follows:

Sec. 2303A. - Required Conditions.

é. The outdoor storage of goods or materials shall be prohibited, unless otherwise
permitted in this Section.

8. Outdoor placement of above-ground storage tanks as follows:
d. Shdall be accessory to an otherwise permitted use.
b. Shall be located in a non-required rear or interior side yard that does not abut

a residential district.

c. Shall be in compliance with the city's adopted fire prevention code and any
applicable State of Michigan and federal regulations related to such use.
d. Shall be enclosed and screened from public view as follows:

i. _Such screening shall consist of a wall not less than one (1) foot higher than
the height of the storage tank placed therein, which completely conceals
the tank from public view.

ii. The inside dimensions of the enclosure shall be such as will permit
adeqguate access to the tank, as well as completely enclose the tank so
that it does not project outside of the enclosure.

ii. Screening materials shall match the primary building on the site, or consist
of materials that complement the primary building as permitted under the
exterior building wall material standards contained in Section 2520, herein,
or_reinforced concrete. Other materials may be used for the gate or
doorway to the enclosure.

Part 1ll.

Severability. Should any section, subdivision, clause, or phrase of this Ordinance be
declared by the courts to be invalid, the validity of the Ordinance as a whole, orin 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.



PART V.

Repedler. 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 Sectfion 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., Locdal
Time. The provisions of this Ordinance shall become effective seven (7) days after its
publication.

MADE, PASSED, AND ADOPTED BY THE CITY COUNCIL OF THE CITY OF NOVI,
OAKLAND COUNTY, MICHIGAN, ONTHE ___ DAY OF ,2014.

ROBERT J. GATT, MAYOR

MARYANNE CORNELIUS, CITY CLERK

Ayes:

Nays:
Abstentions:
Absent:



PROPOSED ORDINANCE AMENDMENTS
CLEAN VERSION




STATE OF MICHIGAN
COUNTY OF OAKLAND
CITY OF NOVI
ORDINANCE NO. 14- 18 - 270

AN ORDINANCE TO AMEND ORDINANCE NO. 97-18 AS AMENDED, THE CITY OF NOVI
ZONING ORDINANCE, AMENDING SECTION 1905 OF THE I-1, LIGHT INDUSTRIAL DISTRICT
AND SECTION 2303A OF THE OST, PLANNED OFFICE SERVICE TECHNOLOGY DISTRICT TO
PERMIT AND REGULATE ABOVE GROUND STORAGE TANKS.

THE CITY OF NOVI ORDAINS:
Part l.

That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, 19, I-1 Light
Industrial District, is hereby amended to read as follows:

Sec. 1905. - Required Conditions

All uses within the I-1 District shall comply with the following required conditions:

1.

a. Except as provided in subpart (b), below, all uses shall be conducted wholly within a
completely enclosed building.

b. The following uses may be conducted outside of a completely enclosed building:

(1) Off-street parking.
(2) OQutdoor placement of above-ground storage tanks as follows:
(i.) Shall be accessory to an otherwise permitted use.
(ii.) Shall be located in a hon-required rear or interior side yard that does not abut

a residential district.

(ii.)Shall be in compliance with the city's adopted fire prevention code and any
applicable State of Michigan and federal regulations related to such use.
(iv.) Shall be enclosed and screened from public view as follows:

(1) Such screening shall consist of a wall not less than one (1) foot higher than
the height of the storage tank placed therein, which completely conceals
the tank from public view.

(2) The inside dimensions of the enclosure shall be such as will permit
adequate access to the tank, as well as completely enclose the tank so
that it does not project outside of the enclosure.

(3) Screening materials shall match the primary building on the site, or consist
of materials that complement the primary building as permitted under the
exterior building wall material standards contained in Section 2520, herein,
or reinforced concrete. Other materials may be used for the gate or
doorway to the enclosure.



Part Il

That Ordinance No. 97-18, the City of Novi Zoning Ordinance, as amended, 23A, OST
Planned Office Service Technology District, is hereby amended to read as follows:

Sec. 2303A. - Required Conditions.

6. The outdoor storage of goods or materials shall be prohibited, unless otherwise
permitted in this Section.

8. Outdoor placement of above-ground storage tanks as follows:
a. Shall be accessory fo an otherwise permitted use.
b. Shall be located in a non-required rear or interior side yard that does not abut

a residential district.

c. Shall be in compliance with the city's adopted fire prevention code and any
applicable State of Michigan and federal regulations related to such use.
d. Shall be enclosed and screened from public view as follows:

i. Such screening shall consist of a wall not less than one (1) foot higher than
the height of the storage tank placed therein, which completely conceals
the tank from public view.

i. The inside dimensions of the enclosure shall be such as will permit
adequate access to the tank, as well as completely enclose the tank so
that it does not project outside of the enclosure.

iii. Screening materials shall match the primary building on the site, or consist
of materials that complement the primary building as permitted under the
exterior building wall material standards contained in Section 2520, herein,
or reinforced concrete. Other materials may be used for the gate or
doorway to the enclosure.

Part 11l

Severability. Should any section, subdivision, clause, or phrase of this Ordinance be
declared by the courts fo 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.

PART V.



Repedler. 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 VL

Effective Date: Publication. Public hearing having been held hereon pursuant o 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 CITY COUNCIL OF THE CITY OF NOVI,
OAKLAND COUNTY, MICHIGAN, ON THE ___ DAY OF ; 2014,

ROBERT J. GATT, MAYOR

MARYANNE CORNELIUS, CITY CLERK

Ayes:

Nays:
Abstentions:
Absent:
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30th July 2014
Planning Commission
City of Novi

45175 Ten Mile Road
Novi, MI 48375 USA

Re: Ordinance No. 97-18 Language Amendment 23A OST Planned Office Service Technology
District.

To whom it may concern:

Somnio Global L3C ("Somnio") is an advanced scientific accelerator dedicated to commercializing
innovative technologies with substantive social impact. Somnio's focus is in the areas of energy,
environment, education and empathy. The organization is expanding rapidly and its Global
headquarters have recently located to 45145 W. 12 Mile Road in Novi. This facility is being
equipped with office and administration space, research and testing facilities, analytical
laboratories, and light prototype manufacturing development. The nature of the product research
is diverse and includes diesel engine efficiency technology, plasma coating systems and
thermoplastic product development.

Somnio strongly supports the proposed Amendment language revisions for Outdoor placement
of above-ground storage tanks to the OST Zoning District. Outdoor above-ground storage tanks
are critical to the continued success of Somnio’s research and development activities and
necessary to provide the bulk materials as needed during the these operations.

The proposed outdoor above-ground storage tanks at the Somnio facility would be screened to
comply with the proposed Amendment language, installed to meet all local and state building
and fire code regulations and any necessary access gates and passages would be secured.

We appreciate the Planning Commissions consideration of the proposed Amendment language.

Yours sincerely,

Vice President, Operations
248-574-5508

cc. Kevin Kane

Somnio Global LLC | 45145 West 12 Mile Road | Novi. Michigan 48377 | 248.574.5508



SOMNIO GLOBAL L3C
45145 W. 12 Mile Road
Novi, Michigan 48377

APPLICATION FOR TEXT AMENDMENT

ZONING ORDINANCE ARTICLE 23A. OST PLANNED OFFICE SERVICE
TECHNOLOGY

Note: Proposed language is similar to the language and format used in ARTICLE 19. |-1
LIGHT INDUSTRIAL with minor modifications.

Add the following to Sec. 2303A. Required Conditions:
The following uses may be conducted outside of a completely enclosed building:

Outdoor placement of above-ground storage tanks and accessory to an
otherwise permitted use. Placement and use of the above-ground storage tanks
shall be in compliance with the City's adopted fire prevention code and any State
of Michigan regulations related to such use.

All such storage tanks must be enclosed or screened from public view. Such
screening shall consist of a wall not less than one (1) foot higher than the height
of the storage tank placed therein, which completely conceals the tank from
public view. The inside dimensions of the enclosure shall be such as will permit
adequate access to the tank, as well as completely enclose the tank so that it
does not project outside of the enclosure.

Screening materials shall consist of of those materials permitted under the
exterior building wall material standards contained in_Section 2520, herein. Other
materials may be used for the gate or doorway to the enclosure.

Add to the end of 2303A. Required Conditions, 6.:

Except that dumpsters may be permitted outdoors where property screened
pursuant to the requirement of this Ordinance, as amended, or revised.
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FIRE MARSHAL'S
REVIEW LETTER




MEMORANDUM

TO: SARA ROEDIGER, AICP, PLANNER
FROM: JOSEPH SHELTON, FIRE MARSHAL
SUBJECT: ABOVE GROUND STORAGE TANKS
DATE: AUGUST 5, 2014

cityofnoviorg

| have completed a review of the proposed ordinance amendment submitted by
Somnio Global L3C that would allow for above ground storage tanks in the OST, Office
Service Technology zoning district, with conditions similar to those currently in the I-1
Light Industrial Districts.

| have no objection to the proposed changes in the ordinance and the change will not
alter the adopted fire prevention codes or impact the department’s ability to enforce
them during the inspection or plan review process.



EXCERPT
PLANNING COMMISSION MINUTES
PUBLIC HEARING
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PLANNING COMMISSION MINUTES
CITY OF NOVI
Regular Meeting
August 13,2014 7:00 PM
: Council Chambers | Novi Civic Center | 45175 W. Ten Mile
cityfnvi.org (248) 347-0475

CALL TO ORDER
The meeting was called to order at or about 7:00 PM.

ROLL CALL

Present: Member Giacopetti, Member Lynch, Chair Pehrson, Member Zuchiewski

Absent: Member Anthony (excused), Member Baratta (excused), Member Greco (excused)
Also Present: Barbara McBeth, Deputy Director of Community Development; Sara White,
Planner; Jeremy Miler, Engineer; Brian Coburn, Engineering Manager; David Beschke,
Landscape Architect; Gary Dovre, City Atforney.

1. ZONING ORDINANCE TEXT AMENDMENT 18.270
Public Hearing for Planning Commission’'s recommendation to City Council for an ordinance
to amend Ordinance No. 97-18 as amended, the City of Novi Zoning Ordinance Section
1905 of the I-1, Light Industrial District and Section 2303A of the OST, Planned Office Service
Technology District to permit and regulate above ground storage tanks.

Deputy Director McBeth said the Community Development Department received a request for
a proposed ordinance amendment submitted by Somnio Global that would allow for above
ground storage tanks in the OST, Office Service Technology zoning district, with conditions similar
to those currently in the I-1 Light Industrial Districts. Currently, the Zoning Ordinance does not
allow outside above-ground storage tanks in the OST District, but staff has learned that some
fenants within the OST District have a need for storage tanks for various fuels that are used in
support of research and development activities taking place inside these Research and
Development Buildings. One such tenant is Sonmio Global, a company that has recently taken
occupancy of the former Husky Building on the south side of Twelve Mile Road, east of Taft
Road, located in the OST District. The company indicated a need for a certain type of gas that
needs to be stored outside of the building, in an above-ground tank. Planning Staff met with the
applicants and indicated that a zoning ordinance text amendment is the best way to proceed
in order to allow the permanent installation of an outside tank in the OST District.

The applicant submitted a text amendment that closely matches the allowance Novi currently
has for above-ground storage tanks in the Light Industrial District.  Staff has completed a review
of the proposed amendment and recommends approval with some suggested modifications to
the proposed text, along with some changes the existing text in the Light Industrial District. As
requested in the application materials, above ground storage tanks would be permitted with
the same required conditions as set forth in the Article 19, i-1 Light Industrial District with the
following fwo exceptions: removal of the 600 gallon maximum size limit and elimination of the
requirement for masonry materials for screening of the tanks, but instead allowing screening wall
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materials that are consistent with the exterior building wall materials permitied for the primary
building.

Let me summarize the proposed modifications recommended by planning staff. First, we
recommend the removal of the 600 gaillon capacity maximum. Staff has heard from several existing
and proposed businesses that this number is not in keeping with today’s business needs, which tend
to be at least 1,000 gallons, with variations depending on the type of material being stored. Staff,
including the Fire Marshal, have researched the original source of this 600 gallon capacity regulation
and cannot identify a relevant purpose for this limit. A quick evaluation of similar communities in the
region, including Troy and Auburn Hills, revealed that these communities allow outside above-
ground storage tanks, but do not indicate a maximum size in the zoning ordinance. Language is
also added to clarify that the tanks shall enclosed and screened from view with a screening wall at
least 1 foot taller than the storage tank. The expectation is that the screening materials will be
consistent with the exterior building wall materials on the adjacent or primary building on the site.

Second, we recommend an addition of location and setback requirements for the above-ground
storage tanks. The current regulations in the I-1 zoning district do not contain any requirements for
the location and setback of the storage tanks. Staff recommends that an additional condition be
added requiring all tanks to be located in a non-required rear or interior side yard. Staff is
comfortable with the revised reference to the fire prevention code and any applicable state and
federal regulations to address any potential safety concerns that may arise. The Planning
Commission discussed this matter briefly on July 9" and set a Public Hearing for the ordinance
amendment for tonight’s Planning Commission meeting. The Commission is asked to hold the public
hearing and forward a recommendation to the City Council, for reading and adoption.

Chair Pehrson asked if the applicant had anything to add.

David Leer, Vice President of Operations at Somnio, said we considered this property about a
year ago and the building had been vacant for a number of years. Since that time we have
invested a lot of money and effort in restoring this site to what it once was including a lot of
working on the landscaping. It is part of our objective to make it an absolute featured site in this
area. We are very happy fo be a resident of Novi. The business itself is growing quite quickly. We
now are bringing our scientist for research and development activities onto the site as we restore
it. We have about 30 people that are working there and | would expect over the next twelve
months that that number would reach 100. So we are involved in several projects that are taking
innovative technologies to market. That's our business model. Everything we do has a purpose
and that is to commercialize great ideas. For us, our mission is all about those ideas having a
really positive social impact and my preference would be a positive global social impact. We're
investing a lot in the area and in the site so we recally wish to get this consideration approved.
We're working on things such as plastics recycling and projects around fuel efficiency and
pollution reduction which requires days of import to our research activities. Most significantly,
we're working on added manufacturing technologies that are cutiing edge stuff, that really are
going to change the way manufacturing is done. That requires gases. So in order for us to
continue to ramp up your activities we're going to need to store more materials onsite. We're
very confident and have expert adviser that are helping us. We're very confident that we can
manage all the risks and hazards associated with the use of those materials. Kevin Kane will
answer any technical questions around the motion is may be.

Chair Pehrson opened the public hearing. There were no public hearing responses. Chair
Pehrson asked if anyone in the audience wished to comment.
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Mathew Collins, Operations Manager of Novi Manufacturing, said we've been in business for
over 50 years operating in Novi and we're here to support this proposal because we also know
that this 600 gallon capacity is not enough to fulfill the needs that we have especially when
we're in full production. We deal with motor vehicles as well. We manufacture trucks and trailers.
So we just are here to support this and hoping it will be approved. Thank you.

Bob Natkin said I'm a consultant for a major automotive concern in California that is proposing
to setup a research and development center. They're looking at a property at 41000 Vincenti
Court. We will be doing alternctive fuel engine design and development and emission
certification. We have not purchased that property yet and the purchase of that property is
contingent upon us being allowed to bring in a fuel farm that will supply our dyno facilities.
We're going to need a lot more than 1,000 gallons. In fact the size of the tank that we were
discussing for one tank is 18,000 gailons. If this is not viable for that site, | will move on to Plymouth
or Ypsilanti. So I'm here to ask you o please consider this favorably because there is more
business coming. We're hoping to have anywhere from 50 to 150 employees within the first 18
months and possibly scaling up from there.

Seeing no one else who wished to comment, Chair Pehrson closed the public hearing.

Member Lynch said actually | thought we reviewed this favorably prior and we were just looking
for the follow-up at this public hearing. So | have no comments.

Member Zuchlewski said my only comment at all is there is apparently no size or it's 600 gallons
right now and we're looking to go to 1,000 or 2,000. | guess I'm comfortable with that because |
know the fire marshal is involved and we've got the tanks enclosed and the outside structure is
going to match the structure of the buildings associated. So it seems to be the everything is
covered. But the last gentleman who spoke, when he was talking about 18,000 gallons of fuel, |
think there's a major transition here when you go from 1,000 or 2,000 fo 18,000. I'm sure the fire
marshal is going to have something to say about that. The regulations are completely different
for a facility like that. | just didn't want someone fo think that this is an unlimited amount of
outside storage and that what is required for 1,000 is required for 18,000. | just didn't want that to
happen because when you're talking about fuels and explosions this would be catastrophic. It's
not like we got a fire. That was my only comment on it. | just didn’t want 1,000 or 2,000 to get to
be 18,000. And you make a business decision to say you're going to buy property that we can
do 18,000. Member Zuchlewski said | think it just needs to be verified more than what we're
doing here. That was my only comment.

Member Lynch said | do agree with the language and just so you know with my background in
Ford and working with the dynos and there are specific requirements no matter what size fuel
tanks that you have to abide by. So | do agree to remove the language that says 600. It’s really
dependent on the size itself. The fire marshal will have final say so in something like that. So I'm
comfortable with that. They would be able to review each request by removing the 600 galion
limitation. | do agree that removing that limitation is a good idea. But nothing is going to get
approved without the proper safety precautions.

Chair Pehrson said | agree with the language as well. t's a welcome change based upon the
advances in technology and manufacturing for sure. | think this is a good step forward for Nowvi.

Moved by Member Lynch and seconded by Member Giacopetti:



NOV! PLANNING COMMISSION

August 13, 2014, PAGE 4

DRAFT

ROLL CALL VOTE ON THE ZONING ORDINANCE TEXT AMENDMENT 18.270 APPROVAL MOTION
MADE BY MEMBER LYNCH AND SECONDED BY MEMBER GIACOQPETTL

Motion to recommend approval to the City Council of Zoning Ordinance Text Amendment
18.270. Motion carried 4-0.
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