Planning Commission
Staff Report

Application Date: 12/28/2021
Date of Staff Report: 2/2/2021
Case Number: 2021-2
Project Name: HazMat CUP
Current Legal Description: Energy Park First
Addition, Lots 4 & 5
Proposed Legal Description: No Change
Present Address: 420 64th St. SE
Entitlements Requested: Conditional Use Permit
(CUP) for hazardous material storage

Staff Contact: John Van Dyke, Principal Planner
Staff Recommendation: Approval
Owners:

FBN Inputs, LLC
388 El Camino Real, San Carlos, CA,
94070
legal-direct@farmersbusinessnetwork.com

(650) 266-3409
Representative: Eric Carnell
388 El Camino Real, San Carlos, CA,
94070
eric.carnell@farmersbusinessnetwork.com

(206) 849-4570

Present Zone(s): “M1” Light Industrial District

Proposed Zone(s): No Change

Present Use(s): Vacant Building

Proposed Use(s): Hazardous Material Storage

Uses Allowed in Present Zone(s): See Chapter 14
of the Zoning Code uses allowed by right or
conditionally in the “M1” Light Industrial District

Uses Allowed in Proposed Zone(s): No Change

Present Future Land Use Map Designation:
Industrial

Proposed Future Land Use Map Designation: No
Change

PROJECT DESCRIPTION:
Public hearing request on an application from Eric Carnell, representing FBN Inputs, LLC for a Conditional Use
Permit for hazardous material storage on Lots 4 & 5, Energy Park First Addition. These properties are located at
320 & 420 64th St. SE. An aerial view of the property and 300-foot notification area is provided in Exhibit 1.
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BACKGROUND INFORMATION:
Eric Carnell (applicant) wishes to open a distribution facility for FBN Inputs, LLC, for the purpose of storing and
distributing agricultural supplies to farmers in this region of the country. Some of the chemicals that will be
stored and shipped to agricultural producers are classified as hazardous materials per Title 49 of the Code of
Federal Regulations at Sec. 171.8, and therefore require a conditional use permit (CUP) per Section 14-4 g).
The site itself consists of an existing vacant structure with access to Highway 2 East from 64th St SE. The subject
structure was built in 2008 and received its Certificate of Occupancy under Building Permit 08-400 as a storage
building.

STAFF ANALYSIS:
Conditional Use Permit Analysis:
Section 30-3 of the Zoning Supplement to the Minot Code of Ordinances (Zoning Ordinance) recognizes that
certain land uses, when under special conditions and review can be compatible with uses that are permitted by
right in a zoning district. The review of the CUP application and any special conditions imposed by either the
zoning code or city staff should occur via a thorough public process including a public hearing, direct noticing to
neighboring property owners, and general public noticing within the Minot Daily News. The applicant has
submitted the necessary application documents required per Section 30-3 b) and noticing has been conducted
as required per 30-5 b).
Section 30-3 d) requires the Planning Commission to review the application for a conditional use permit to
ascertain compliance with the specific standards governing individual uses and that satisfactory provision and
arrangement has been made concerning the following:
1) Ingress and egress to property and proposed structures thereon with particular reference to automotive
and pedestrian safety and convenience, traffic flow and control, and access in case of fire or catastrophe.
2) Off-street parking and loading areas where required.
3) Refuse and service areas.
4) Utilities, with reference of locations, availability, and compatibility.
5) Screening and buffering with reference to type, dimensions, and character.
6) Signs, if any, and proposed exterior lighting with reference to glare, traffic safety, economic effect, and
compatibility and harmony with properties in the district.
7) Required yards and other open space.
8) General compatibility with adjacent properties and other property in the district.
To that end staff provides the following guidance:
The proposed conditional use does not have specific standards that apply to hazardous material storage. The
zoning code does require that any change in ownership will require the renewal of the CUP. Relating to the
eight general items that should be addressed within Section 30-3 d), numbers 1-5 & 7 were all addressed at the
time of property development and building construction and number 6 will be examined at the time of
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application for the sign permit. Staff finds that the proposal is generally compatible with the adjacent properties
and other properties in the district; all of the surrounding properties, with the exception of the 36.54-acre
farmstead to the east across 64th St. SE are zoned for industrial use and are currently being used for industrial
purposes. These uses include open storage, warehousing, and distribution-related businesses. The closest
home appears to be approximately 1,250 ft. to the east. A zoning map and Future Land Use of the subject
property and surrounding area is provided in Exhibits 2 and 3 respectively.
Per discussions with the applicant at a December 16, 2020 Development Review Team meeting, storage should
be limited within the permitted structure and follow all building and fire code requirements as provided by the
Building Official and City of Minot Fire Marshal or equivalent Fire Department representative respectively prior
to conducting storage of hazardous material activities.
A list of materials proposed to be stored onsite is provided in Exhibit 4.
Further, to provide flexibility to the applicant and to ensure the health and safety related to the storage of
hazardous materials, staff recommends adding a condition that any changes to the approved list of hazardous
materials as defined in Title 49 of the Code of Federal Regulations at Sec. 171.8 exceeding the reportable
quantities defined in the same title Sec. 171.101 requires review by both the Building Official and Fire
Department for compliance with the building and fire codes in effect at the time of the requested change and
the structure located at 420 64th St. SE be modified as necessary prior to the storing of any new hazardous
material.
Comments:
1. There were no public comments at the time of writing this staff report.
2. The application was sent to city departments and external public agencies within the City for review and
no comments were received.

FINDINGS OF FACT:
The Minot Planning Commission should accept the following findings of facts:
1) The applicants have submitted a complete application, including a written statement saying that they affirm
to the conditional use standards as listed in Section 30-3.
2) The building was permitted in 2008 for storage purposes.
3) Using the building for storage purposes is permitted by right in the “M1” Light Industrial District; hazardous
material storage requires a conditional use permit (CUP).
4) The property is located within an industrially zoned area of the City of Minot.
5) The City of Minot 2012 Comprehensive Plan Future Land Use Map designates this area as Industrial.
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6) The Minot Planning Commission has the authority to hear this case and recommend that it be approved or
denied. The public notice requirements were met, the hearing was legally noticed and posted and the
hearing was held and conducted under the requirements of North Dakota Century Code and Minot City
ordinances.

RECOMMENDATION:
Staff recommends the Planning Commission adopt the staff findings of fact and recommend approval to City
Council:
1) Issuance of a Conditional Use Permit for hazardous material storage for the structure presently
addressed as 420 64th St. SE subject to the following conditions:
a. Storage of hazardous materials, temporary or otherwise, is restricted to the permitted structure located at 420
64th St. SE.
b. The approved list of hazardous materials storage is limited to those provided in Exhibit 4.
c. Any changes to the approved list of hazardous materials as defined in Title 49 of the Code of Federal
Regulations at Sec. 171.8 exceeding the reportable quantities defined in the same title Sec. 171.101
requires review by both the Building Official and Fire Department for compliance with the building
and fire codes in effect at the time of the requested change and the permitted structure shall be
modified as necessary prior to the storing of any new hazardous material.
d. Any change in ownership requires renewal of the conditional use permit.
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AERIAL VIEW: This aerial photograph was taken in 2020, it also highlights the subject property
and the 300- notification boundary surrounding the subject site.
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Exhibit 2
Zoning Map: This map highlights the zoning of the property in question and the surrounding
area.

Exhibit 3
FLU MAP: This exhibit highlights the property in question and the Future Land Use map
designation for each neighboring property. The subject property is shown in yellow.
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EXHIBIT 4
FBN Materials List
Clopyralid, monoethanolamine salt (3.00)
Acetochlor (3.00)
Acetochlor (7.00)
Bifenthrin (2.00)
Carfentrazone-ethyl (2.00)
Chlorpyrifos (4.00)
Clethodim (2.00)
Fluroxypyr 1-methylheptyl ester (1.60)
Glufosinate-ammonium (2.34)
Lactofen (2.00)
Lambda-cyhalothrin (1.00)
Sodium Acifluorfen (2.00)
Trifluralin (4.00)
NBPT (26.70%)
Water Conditioner
AMS Liquid + Defoamer + Drift Agent + Surfactant
Methylated Seed Oil
2,4-D, 2-ethylhexyl ester (5.50)
2,4-D, choline salt (3.80)
2,4-D, dimethylamine salt (2.87) + Dicamba DMA (1.00)
2,4-D, dimethylamine salt (3.33) + Aminopyralid, triisopropanolammonium salt (0.41)
2,4-D, dimethylamine salt (3.80)
Legume Protein Hydrolysate Complex
Acetochlor (2.80) + Clopyralid (0.19) + Mesotrione (0.30)
Acetochlor (3.75) + Clopyralid, Monoethanolamine salt (0.29) + Flumetsulam (0.12)
Atrazine (1.66) + Mesotrione (0.22) + Metolachlor (1.70)
Atrazine (4.00)
Azoxystrobin (0.92) + Benzovindiflupyr (0.25) + Propiconazole (1.04)
Azoxystrobin (2.08)
Bentazon (4.00)
Bifenthrin (1.50)
Bromoxynil (1.46) + Pyrasulfotole (0.26) + Thiencarbazone-methyl (0.04)
Bromoxynil heptanoate (0.86) + Bromoxynil octanoate (0.89) + Pyrasulfotole (0.31)
Bromoxynil octanoate (2.00) + MCPA, 2-ethylhexyl ester (2.00)
Chlorantraniliprole (0.43)
Clomazone (3.00)
Deposition + Drift Agent
Dicamba (5.00)
Dicamba DGA (4.00)
Dicamba, sodium salt (44.00%) + Diflufenzopyr-sodium (17.10%)
Dimethenamid-P (5.00) + Saflufenacil (0.57)
Dimethenamid-P (5.25) + Topramezone (0.10)
Dimethenamid-P (6.00)
Dimethylamine 4-(2,4-dichlorophenoxy)butyrate (2.00)
Diuron
Ethofumesate (4.00)

Florasulam (0.02) + Fluroxypyr 1-methylheptyl ester (0.71) + Pyroxsulam (0.11)
Flumioxazin (33.50%) + Pyroxasulfone (42.50%)
Flumioxazin (51.00%)
Fluthiacet-methyl (0.13) + Pyroxasulfone (4.17)
Fluxapyroxad (1.39) + Pyraclostrobin (2.78)
Glyphosate (2.09) + Mesotrione (0.21) + S-metolachlor (2.09)
Hexythiazox (1.00)
Imazamox (1.00)
Imazapic (2.00)
Imazethapyr (1.33) + Pyroxasulfone (2.28) + Saflufenacil (0.48)
Imazethapyr (2.00)
Isoxaflutole (1.88) + Thiencarbazone-methyl (0.75)
Isoxaflutole (2.00)
Mepiquat Chloride (0.35)
Metconazole (0.46) + Pyraclostrobin (1.22)
Metolachlor (7.80)
Novaluron (0.83)
Paraquat Dichloride (3.00)
Pendimethalin (3.80)
Picloram, potassium salt (2.00)
Propanil (4.00)
Prothioconazole (1.05) + Trifloxystrobin (3.13)
Prothioconazole (1.76) + Tebuconazole (1.76)
Quinclorac (4.02)
Quizalofop-p-ethyl (0.88)
S-metolachlor (7.64)
Saflufenacil (2.85)
Sodium Chlorate (5.00)
Spreader + Surfactant + Wetting Agent
Sulfentrazone (4.00)
Tebuconazole (3.60)
Tembotrione (3.50)
Thidiazuron (4.00)
Thifensulfuron (25.00%) + Tribenuron-methyl (25.00%)
Thifensulfuron (40.00%) + Tribenuron-methyl (10.00%)
Thiophanate-methyl (4.50)
Ethephon (6.00)
Acephate (97.00%)
Acetochlor (3.10) + Atrazine (2.50)
Acetochlor (4.30) + Atrazine (1.70)
AMS Dry
Atrazine (2.67) + S-metolachlor (3.33)
Atrazine (90.00%)
Azoxystrobin (0.92) + Benzovindiflupyr (0.25) + Propiconazole (1.04)
Chlorimuron (7.78%) + Sulfentrazone (62.22%)
Chlorothalonil (6.00)
Chlorsulfuron (62.50%) + Metsulfuron-methyl (12.50%)

Clopyralid, monoethanolamine salt (0.75) + Fluroxypyr 1-methylheptyl ester (0.75)
Cloransulam-methyl (7.90%) + Sulfentrazone (62.10%)
Cloransulam-methyl (84.00%)
Crop Oil
Defoamer
Dicamba DMA (4.00)
Drift Agent + Humectant + Surfactant + Water Conditioner
Fenoxaprop-p-ethyl (1.00)
Fluridone (1.20)
Fomesafen (1.88)
Glyphosate-isopropylammonium (4.00)
Imazethapyr (0.67) + Sulfentrazone (3.33)
MCPA, 2-ethylhexyl ester (3.70)
Imidacloprid (4.00)
Mesotrione (4.00)
Methylated Seed Oil
Metribuzin (27.00%) + Sulfentrazone (18.00%)
Metribuzin (75.00%)
Nicosulfuron 75.00
Propanil (3.00) + Thiobencarb (3.00)
Propiconazole (3.60)
Pyroxasulfone (4.17)
Tembotrione (2.88) + Thiencarbazone-methyl (0.57)
Topramezone (2.80)

