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Staff Report 
6016 Merritt Road  
Rezoning Request 

 
 

June 13, 2023 
 

CASE LOCATION AND SUMMARY 
The Office of Community Standards is in receipt of an application to rezone a 10-acre 
parcel from R-1, One-Family Residential to R-1, One-Family Residential with an 
Agricultural Overlay, located at 6016 Merritt Road (K-11-32-200-034)  
 
APPLICANT      
Mr. Daniel Jurca  
6016 Merritt Road  
Ypsilanti, MI  48197 
 
CROSS REFERENCES 
Zoning Ordinance citations: 

• Article 4 – Sec. 406. – R-1 to R-5 One-Family Residential Districts  
• Article 4 – Sec. 411. – Agricultural Overlay District: 
• Article 18 – Changes and Amendments 

 
SUBJECT SITE USE, ZONING AND COMPREHENSIVE PLAN 
The subject site is a 10-acre parcel with a single-family home. The Ypsilanti Township 
2040 Master Plan designates this site for agricultural preservation, a designation intended 
to preserve agricultural lands and prime agricultural soils for farming. Farms are an 
appropriate land use for this area.  
 
NATURAL FEATURES 
 
Topography: The subject parcel is relatively flat.  
 
Woodlands: The site does not have any woodlands.  
 
Wetlands: Based on the Michigan EGLE wetlands map viewer, there are no 

wetlands on the subject property.  
 
Soils:  Unknown  
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6016 Merritt Road, Ypsilanti, MI 48197 – Aerial Photograph 2020  
 

 
 
ADJACENT USES, ZONING AND COMPREHENSIVE PLAN 
Direction Use Zoning Master Plan 
North Residential and 

Agricultural  
R-1 / AG Agricultural Preservation  

South Residential R-1 Agricultural Preservation 
East Residential   R-1 Agricultural Preservation  
West County Park  R-1 / AG Agricultural Preservation  

 
ANALYSIS 
The plan has been reviewed by Township Staff and consultants in accordance with our 
usual procedures. We offer the following comments for your consideration.  
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Planning Department – The applicant would like to establish an orchard, garden, 
honeybees, and animals on the subject property. If approved, the rezoning would apply 
the agricultural overlay to this property and would permit the use of the property for the 
above referenced uses. Township Staff wants to applicant to explain what type of farm 
animals he intends to have and how many. The attached review letter from Carlisle 
Wortman Associates provides a detailed explanation of the overlay district, uses in the 
district, and the standards for review.  
 
Engineering Department (OHM) – N/A for the rezoning application.  
 
Fire Department – N/A 
 
YCUA – N/A 
 
Road Commission – N/A 
 
Water Resources Commission – N/A 
 
Suggested motions:  The following suggested motions and conditions are provided to 
assist the Planning Commission in making the most appropriate motion for this 
application.  The Commission may utilize, add, or reject any conditions suggested herein, 
as they deem appropriate. 
Motion to table: 
“I move to table the rezoning request of a 10-acre parcel from R-1, One-Family 
Residential, to R-1, One-Family Residential with an Agricultural Overlay, located at 6016 
Merritt Road (K-11-32-200-034) in order to further consider the comments made during 
this meeting.”  
 
Motion to approve: 
“I move to approve the rezoning request of a 10-acre parcel from R-1, One-Family 
Residential, to R-1, One-Family Residential with an Agricultural Overlay, located at 6016 
Merritt Road (K-11-32-200-034) for the following reasons:  
 
Motion to deny: 
“I move to deny the rezoning request of a 10-acre parcel from R-1, One-Family 
Residential, to R-1, One-Family Residential with an Agricultural Overlay, located at 6016 
Merritt Road (K-11-32-200-034) for the following reasons:  
            
Respectfully submitted, 
 
Fletcher Reyher, Planning and Development Coordinator 
Charter Township of Ypsilanti Planning Department 





6016 Merritt Road Rezoning 
June 8, 2023 

2 
 

 
 
Location of Subject Property: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Surrounding Property Details: 
 
Surrounding uses and zoning to the entire property include:  
 

Direction Zoning Use 
North R-1, One Family Residential with Agriculture Overlay Agriculture  

South R-1, One Family Residential  Agriculture / Vacant  
East  R-1, One Family Residential Single-family residential / 

Vacant 
West R-1, One Family Residential with Agriculture Overlay Agriculture 
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Size of Site: 
The total area of the subject site is +/-10.0 acres 
 
Current Use of Site: 
The site is currently used as single-family residential  
 
Proposed Use of Site: 
Fruit trees, gardens, honey bees and animals 
 
ZONING 

 

 
 
The site is currently zoned R-1, One Family Residential, and surrounded by R-1, One Family 
Residential and R-1, One Family Residential with Agriculture Overlay.  
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MASTER PLAN 

 
 

 
The site is located in the area designated for “agricultural preservation.”  This area is clustered in 
the south-central portion of the township, where farming operations are active.  The category 
conserves agricultural lands for small, medium and larger farms, and provides stability for the 
agricultural economy while creating a sense of place.  The Agriculture Preservation area is 
intended to preserve agricultural lands and prime agricultural soils for farming and provide 
stability to the farming economy. Any future development shall promote agricultural activity or 
be uses complementary to the agricultural character.  Production farms and nurseries is a 
recognized appropriate land use.   
 
To further the goal of agricultural and open space preservation the Plan calls for preserving 
farmland and supporting the agricultural economy.   
 
The proposed rezoning of this parcel to add the Agricultural Overlay is consistent with the intent 
of the Master Plan.   
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AGRICULTURE OVERLAY DISTRICT 

 
An overlay district is a special kind of zoning district placed over existing base zones (such as 
residential or commercial) that adds additional standards in those areas. The intent is to preserve 
agricultural lands and prime agricultural soils for farming and provide stability for the farming 
economy. This overlay zoning district is intended only for existing farm operations at the time of 
the adoption of this Zoning Ordinance or areas designated for farmland or open space 
preservation by the Master Plan.    
 
The Agricultural Overlay District is an overlay district where the uses in the underlying zoning 
district are allowed as well as the uses in the Agricultural Overlay District.  Principle uses in the 
include various agricultural uses such as farm operations, seasonal sales, public riding and 
boarding sables, and greenhouses.  Special uses include farms with agricultural commercial and 
tourism, commercial kennel/pet day care, artisan food and beverage, tasting rooms, large solar 
generation facility on a farm operation, and farmers markets.   
 
The proposed use of the property for fruit trees, gardens, honey bees and animals is permitted, 
if the rezoning is approved.   There are few items for the Planning Commission to consider:  

1. If the property is rezoned to the Agriculture Overlay, under the Right-to-farm act the 
applicant would be permitted any farming use as permitted if the use meets the Generally 
Accepted Agricultural and Management Practices (GAAMPs).  If rezoned to the 
agriculture overlay, the only way to limit the future use of the property for farming and 
animal use purposes is if the applicant were to voluntarily place conditions on the future 
use of the property; however, 

2. The size of the property, 10 acres, does not meet many GAAMP requirements for 
impactful uses, such as livestock farms.  

 
Items to be Addressed:  Applicant shall describe the overall type of farming use of the property 
and the type, purpose, and number of animals they intend to have on the property. 
 
STANDARDS 

 
As set forth in Section 1804, the township shall utilize the following standards to review the 
application for rezoning:  
 

1. Consistency with the goals, policies, and future land use map of the Charter Township of 
Ypsilanti Master Plan, including any sub-area or corridor plans. If conditions have changed 
since the master plan was adopted, the rezoning may be found to be consistent with 
recent development trends in the area.   

2. Compatibility of the site's physical, geological, hydrological, and other environmental 
features with all uses permitted in the proposed zoning district compared to uses 
permitted under current zoning.   
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3. The compatibility of all uses permitted in the proposed zoning district with surrounding 
uses and zoning in terms of land suitability, impacts on the environment, density, nature 
of use, traffic impacts, aesthetics, infrastructure, and potential influence on property 
values compared to uses permitted under current zoning.   

4. The capacity of Township utilities and services sufficient to accommodate all the uses 
permitted in the requested district without compromising the health, safety, and welfare 
of the Township.   

5. The capacity of the street system to safely and efficiently accommodate the expected 
traffic generated by uses permitted in the requested zoning district.  

6. The apparent demand for the types of uses permitted in the requested zoning district in 
the Township, and surrounding area, in relation to the amount of land in the Township, 
and surrounding area, currently zoned and available to accommodate the demand.  

7. The boundaries of the requested zoning district are sufficient to meet the dimensional 
regulations for the zoning district listed in Article IV, schedule of regulations.   

8. The requested zoning district shall be more appropriate from the Township's perspective 
than another zoning district.   

9. The requested rezoning will not create an isolated and unplanned spot zone.   
10. The request has not previously been submitted within the past one (1) year, unless 

conditions have changed, or new information has been provided.   
11. Other criteria as determined by the Planning Commission or Township Board which would 

protect the health and safety of the public, protect public and private investment in the 
Township, and enhance the overall quality of life in Charter Township of Ypsilanti.   

 
Overall we generally find that the standards have been met.  However, since the property abuts 
rural single-family residential these findings are based on a limited non-impactful farming and 
use of the property for animal purposes.   
 
We recommend that the applicant describe the overall type of farming use of the property and 
the type, purpose, and number of animals they intend to have on the property.  The Planning 
Commission should consider the farming and animal use on the property to determine potential 
impacts and if the standards have been met.  
 
RECOMMENDATIONS 

 
If the Planning Commission finds that potential farming and animal use on the property is 
limited and shall not negatively impact adjacent properties, we recommend rezoning the parcel 
from R-1, One-Family Residential to R-1, One Family Residential with Agriculture Overlay  
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