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KASSON TOWNSHIP PLANNING COMMISSION 
REGULAR MEETING 

Monday, January 15, 2024 7:00 p.m. 
Kasson Township Hall, 10988 S. Newman Road, Maple City, MI 49664 

 
Minutes 

  

1. Call Meeting to Order/Pledge of Allegiance 
Chairman Lanham called the meeting to order at 7:00pm with the Pledge of 
Allegiance. 
 

2. Roll Call of Commissioners and Staff/Recognition of Visitors 
A. Present: Chairman – Mike Lanham; Zoning Board of Appeals- Dave Noonan; 

Vice Chairman- Jerry Roush; Secretary Thrasos Eftaxiadis 

Absent: Township Board Rep- Tad Carter 

B. Staff: Tim Cypher, Zoning Administrator; Marsha Wolf, Recording Secretary 

C. Visitors present approximately 9 visitors. 
  

3. Consideration of Agenda: Additions or Corrections 
Chairman Lanham asked for a motion to approve the agenda as presented. 
Roush moved to approve the agenda as presented; Noonan seconded. All 
present in favor, motion carried.  

 
  

4. Declaration of Conflicts of Interest- None   
 

  

5. Approval of Minutes – December 18, 2023   
Chairman Lanham asked for a motion to approve the minutes of December 

18, 2023, as presented. Roush moved to approve the minutes as presented 

for December 18, 2023; Noonan seconded. All present in favor, motion 

carried. 
  

6. Correspondence Received - 
Cypher advised he will address correspondences in New Business 

  

7. Public Comment – None 
 

7. Area Reports  
a. Chairperson – Commissioner Lanham – No Report 

b. Secretary – No Secretary currently appointed – No Report 

c. Township Board – Commissioner Carter – Absent- No Report 

d. Zoning Board of Appeals – Commissioner Noonan - No Report  

e. Zoning Administrator’s Report – ZA Cypher – 
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Cypher advised Enduro has filed suit, and it is currently in circuit court. Legal 

council is working on the briefs to submit for this week’s deadline. Cypher 

emailed monthly report for December. Cypher advised there has been no 

correspondence regarding the housekeeping cabin park project. Cypher 

advised documentation/correspondence is being received close to the 

scheduled meeting time and reminded the commissioners to check emails for 

review prior to meeting. 
  

8. New Business   
A. Election of PC Secretary 

Chairman Lanham asked for a motion for a nomination of the Planning 

Commission Secretary. Roush nominated Thrasos Eftaxiadis, Noonan 

seconded. All present in favor, motion carried.  
 

B. Elmers Gravel Pit Renewals- Public Hearing (4 Pits) 

Lanham asked for a motion to open the public hearing for the Elmers Gravel 

Pit Renewals. Noonan moved to open the public hearing for the Elmers 

Gravel Pit Renewals, Roush seconded. All present in favor, motion carried.  

 

Cypher update on notices for Elmers Gravel Pit and Sleeping Bear Storage:  

Cypher advised legal notices went out for both Elmers Gravel Pit Renewals and 

Sleeping Bear Storage Special Use Permit published in the December 28th 

edition of Leelanau Enterprise. Legal notices were sent to neighbors within 300 

ft of Elmers Gravel Pit and Sleeping Bear Storage. Cypher was notified that one 

neighbor for Sleeping Bear Storage did not receive legal notice (Attachment A) 

due to an old address in the database, the address has since been corrected for 

future mailings.  

 

Cypher advised that consolidation of pit renewals (4 in total) for Elmers Gravel 

was previously approved. 

 

Presentation by Applicant: 

Tom Wolf was present as a representative for Elmers Gravel Pit as their 

Compliance Officer. Wolf advised that there are no changes for this renewal. 

Wolf mentioned there are a few finishing touches Elmers will be addressing 

along Baatz Road. Finishing touches include berms that were seeded in fall of 

2023 and trees will be planted in the spring of 2024.  
 

PC Questions/Discussion: 

Secretary Eftaxiadis asked if Elmers Gravel tracks the origin of materials taken 

from job sites and moved to Elmers’s locations. Wolf advised that Elmers does 
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track their projects and would be able to locate where materials came from if 

necessary. Roush asked if anyone else puts materials in Elmers pits.  Wolf 

advised that subcontractors may also access facilities for such purposes.   
 

Public Comment/Applicant’s Response:   

Dean Western, resident on 11977 South Gilbert, asked what mechanisms are in 

place to make sure construction material is taken away from site on Baatz 

Road. Western also asked about the state of the trees on Baatz Road. Wolf 

advised concrete and brick are hauled back to Elmers yard. Material is 

separated from the dirt used for reclamation. Elmers has a contract with Grand 

Traverse Nursery to plant trees and maintain them. Wolf advised that 80% of 

the trees planted previously are surviving. The trees are growing in sand, 

making the growth slow. Elmers put in a drip system on Baatz Road that will aid 

in the survival of the trees. Cypher advised there is an ongoing effort with the 

ZA and Elmers regarding restoration. Elmers has been proactive in finding 

solutions to restoring berms and trees.  
 

Cypher advised he received an email (Attachment B) from the Kyser Trust, a 

neighboring property to Elmers Gravel Pit, with general concerns regarding 

hardwood trees that were removed were on her property and would like them 

replaced. Wolf advised that trees that were removed were on Elmers property. 

Simmer Surveying completed work in the fall and placed markers.  

Lanham asked if the national marker was put back in place. Wolf confirmed the 

national marker was put back in place. Cypher advised he will review the 

survey from Simmer Surveying when it is complete. Cypher advised if there is a 

property line dispute, it will need to be discussed between Elmers and Kyser 

Trust. Roush commented that property line disputes are civil and should not be 

part of the township as it is outside of jurisdiction. Eftaxiadis and Roush 

commented if trees were taken from right of way, the road commission would 

need to address the subject. Cypher advised upon review of survey; he will 

advise which jurisdiction it falls into. 

 

Findings of Fact: 

Cypher advised acreage was not added into the ZA Inspection Report 

(Attachment C). There are approximately 645 acres total for Elmers pits are in 

use. Elmers Pits Breakdown: 669 Pit; 75 acres, 45 within the setbacks. Baatz 

Road; 160 acres, 112 in use. Hulbert 170 acres, with 135 in use. M-72 240 

acres, 200 in use. Cypher presented the SUP Renewal Staff Report and Findings 

of Fact (Attachment D). Cypher advised Elmers had a condition requiring 

screening in the location, pending the outcome of the survey.  
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Chairman Lanham asked for a motion to approve the renewal of the (4) 
Elmers Gravel Pits. Roush motioned to approve the renewal of (4) Elmers 
Gravel Pits with the condition that they fulfill the condition noted in the staff 
report; Noonan seconded. Roll call vote: Noonan (yes), Eftaxiadis (yes), 
Roush (yes), Lanham (yes). All present in favor, motion carried.  

 
Chairman Lanham asked for a motion to close the public hearing for the 

Elmers Gravel Pit SUP renewal. Noonan moved to close the public hearing for 

the Elmers Gravel Pit SUP renewal; Roush seconded. All present in favor, 

motion carried.  
 

 

 

C. Sleeping Bear Storage- Amend Special Use- Public Hearing  

 

Lanham asked for a motion to open the public hearing for Sleeping Bear 

Storage Amended Special Use Permit. Eftaxiadis moved to open the public 

hearing for the Sleeping Bear Storage Amended Special Use Permit; Noonan 

seconded. All present in favor, motion carried.  

 

Cypher advised this amendment is for modification to the special land use that 

was approved for Two Peas in February of 2022. Public notice was published in 

the Leelanau Enterprise and the 300 ft notices were sent on December 28, 

2023. Cypher was contacted by Mark and Jennifer Patterson, neighbors within 

300 ft that did not receive the notice. The address for the Patterson’s has been 

updated in the system for future announcements.  

 

Presentation by Applicant:  

Jen Aragon and Michael Aragon, representatives for Sleeping Bear Investments 

LLC were in attendance via phone. Jen advised the Aragon’s were under the 

impression that the property was 6.44 acres. A new survey showed the 

property consisted of 6.96 acres or approximately 23000 sq ft. that they are 

requesting the approval of adding building H, making the total number of 

structures 8 vs. the previously approved 7 buildings. The addition (building H) 

on the west side will be used for RV and mini storage. Sleeping Bear Storage is 

requesting to add 25 ft to buildings C and F to incorporate indoor climate-

controlled storage for the extreme weather protection of Northern Michigan, 

and approval to increase the height of building B to 22 ft. Anticipated timeline 

is to gain approvals over the next couple months, then apply for permits, site 

work to begin in approximately March with completion in June. Construction of 

building, plumbing and electrical work will be complete in October 2024. 
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Michael advised the property will be landscaped per code to make the 

property appealing.  

 

PC Questions/Discussion with Applicants: 

Lanham asked if the new building will be accessible from the east side only. Jen 

advised that is correct. Lanham asked if the landscaping will be changed from 

the original application. Jen advised landscaping on the north side of the 

building will not be changed. Sleeping Bear would like to add more trees, 

flowers and bushes on the southern border that are not included on current 

site plan. Lanham asked if the current special land use permit includes a sign 

that meets the ordinance, Cypher stated the sign as proposed does not 

currently meet the standard but will have to meet the ordinance.  Cypher 

advised the sample Sleeping Bear Storage submitted does meet ordinance and 

would have to be downlit and not illuminated from inside. 
 

Roush asked how runoff will be controlled. Jen advised grading evaluations 

have been complete and there is a storm pipe.  

 

Noonan suggested adding pine trees to obstruct views of the facility for the 

neighbors.  If 22 ft, Noonan suggested to start with at least 12-15ft trees. 

Michael advised he has no issues putting in trees.    
 

Roush asked if retention pond will be fenced in to prevent unauthorized access.  

Michael advised that if requested, they will comply.  

 

Eftaxiadis asked if the facility will include a site where boats can be washed. 

Michael advised the facility will not include a site to wash boats. 
 

 

Public Comment: 

John Younkers of 3987 W. Gilbert Farm Lane expressed concerns of bright lights 

with the height of building being extended to 22 ft. and asked if construction of 

the building could be first when the project starts to minimize headlight 

disruption.  Younkers also noted there are septic tanks on the premise and 

asked the purpose of the septic tanks and specifically if there would be RV 

dumping.  Younkers inquired on what will be landscaped/planted on the other 

3 sides of the property (not including M-72 side).  

 

Butch Wilbert of 11393 W. Gilbert Farm Lane inquired on the number of trees 

that will be planted. Wilbert asked about the original application including the 
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gate closing at 6 for access to the facility and only motion lights would be seen 

after that time. 

 

Michael Dibb of 3953 W. Gilbert Farm Lane advised he did not get the letter for 

this meeting and does not believe the type of facility Sleeping Bear Storage is 

proposing is needed in community. Dibbs expressed concerns on the 22ft high 

building, the lights from the sign and the original proposal showing the facility 

having white doors, which are now blue and not harmonious with the 

surroundings. 

 

Dean Western of 1977 S Gilbert Road expressed concerns of safety engineering 

and color of building. Western stated the sewer and retention pond was not a 

part of the original proposal and is only in the site plan. Western stated the 

sign is internally lit and does not fit in with the surroundings.     

 

 

Mark Patterson 1300 W. Empire Hwy expressed concern that this is a replan, 

not a modification. Patterson questioned the site plan accuracy and the 

proposal of sq ft that can be added. Patterson expressed concern in regards of 

erosion and that the retention pond will attract mosquitos. Patterson asked for 

the previous agreement with Kraus to plant more trees be put into effect.  

 

Libby Western of 11977 S. Gilbert Road owns Sleeping Bear Bed & Breakfast. 

Western expressed concern the original plan was a dusk till dawn storage 

facility. Western stated the retention pond will disrupt the ambience and light 

and noise will be a distraction to guests at the B&B. 

 

Oxana Yonkers of 3987 W. Gilbert Farm Lane stated the lights on the facility 

were disrupting and the original dusk till dawn is not being adhered to.  
 

Applicant’s Response to Public Comment:  

Jen advised regarding the septic and well and the original plans had them in 

the SW corner, but they had to modify them to be in a different location. 

Sleeping Bear Storage is willing to put in additional trees to satisfy neighbors 

and code. There will be no RV dumping, plumbing is for office staff for 

restroom. Jen stated the paint color was chosen as a representation of the 

lakes. Safety and security cameras will have controlled access and hours will be 

controlled so they can monitor who is coming in and out of the facility. 

Sleeping Bear Storage is doing everything in line with the current ordinances. 

Jen advised setbacks and erosion are within ordinance.  Hours are on website 
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and Sleeping Bear Storage will have controlled hours depending on the season. 

Flood lights have been addressed with contractors.  

 
 

PC Discussion:  

Cypher advised he did receive 2 letters: Patterson (Attachment E) and Western 

(Attachment A) and provided the SUP Renewal Staff Report and Findings of 

Fact (Attachment F). 
 

Lanham suggested meeting next month to review all the documentation and 

concerns pertinent to this Amended Special Use Permit.  Commissioners 

agreed to table the discussion and schedule a continuation of the public 

hearing for the Sleeping Bear Storage Amended Special Use Permit in the 

February 19, 2024 PC Meeting.  
 

Lanham asked for a motion to table to Sleeping Bear Storage Amendment 

until February 19, 2024. Noonan motioned to table the Sleeping Bear Storage 

amendment of their special use permit until more information is 

received/reviewed; Roush seconded.  Roll call vote: Noonan (yes), Eftaxiadis 

(yes), Roush (yes), Lanham (yes). All present in favor, motion carried. 

 

Lanham asked for a motion to close the public hearing for the Sleeping Bear 

Storage Amended Special Use Permit. Roush moved to close the public 

hearing; Eftaxiadis seconded. All present in favor, motion carried.   
 

 

9. Old Business   
 

A. Zoning Ordinance amendments for PC review- None 
 

10. Public Comment - None 
  

11. Comments from the Commissioners -None 
  

12. Next Meeting- Monday, February 19, 2024; Kasson Township Hall   
  

13. Adjournment   
 

Chairman Lanham asked for a motion to adjourn the meeting. Noonan 

moved to adjourn the meeting; Eftaxiadis seconded. All present in favor, 

motion carried. The meeting was adjourned at 9:02 pm.  
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 Respectfully submitted, 

Marsha Wolf 

Kasson Township Recording Secretary 
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