
CHARTER TOWNSHIP OF VAN BUREN 
PLANNING COMMISSION - VIRTUAL MEETING ON ZOOM 

July 22, 2020 
MINUTES 

 
Prior to the start of the meeting, the public was given instructions on how to take part in the 
meeting. 
 
Chairperson Thompson called the meeting to order at 7:33 p.m. 
 
ROLL CALL: 
Present: Atchinson, Budd, Kelley, Boynton, Jahr, Franzoi and Thompson. 
Excused: None. 
Staff: Director Power, Director Best, Fire Marshal McInally and Secretary Harman. 
Planning Representatives: McKenna Associate, Vidya Krishnan and Fishbeck Associate, Paul 
Kammer. 
Applicant(s) in Attendance: Bill Thompson of Lehner Associates, Inc., Nasser Choucair of NC 
Designers, Inc. and Carolyn Waters of Waters Kitchen. 
Audience: Five (5). 
 
APPROVAL OF AGENDA:  
Motion Boynton, Kelley second to approve the agenda of July 22, 2020 as amended changing the 
title for Old Business Item #1 to Hampton Manor special land use approval.  Motion Carried. 
 
Roll Call: 
Yeas: Kelley, Atchinson, Budd, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
APPROVAL OF MINUTES: 
Motion Boynton, Franzoi second to approve the regular meeting minutes of July 8, 2020 as 
presented. 
 
Roll Call: 
Yeas: Jahr, Boynton, Kelley, Atchinson, Budd, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
PUBLIC HEARING: 
 
ITEM #1: 20-005 – PUBLIC HEARING FOR MOBIL GAS STATION REDEVELOPMENT AND 

DRIVE THRU. 
 
TITLE: A REQUEST BY NC DESIGNERS ON BEHALF OF OWNERS REAL ESTATE 

LLC/BELLEVILLE OIL COMPANY, INC. FOR A SPECIAL LAND USE PERMIT TO 
DEMOLISH BUILDINGS ON AN EXISTING GASOLINE STATION SITE AND TO 
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CONSTRUCT A NEW CONVENIENCE STORE WITH RETAIL AND FOOD SERVICE, 
INCLUDING A DRIVE-THRU LANE AND ONE (1) DRIVE-THRU WINDOW, GASOLINE 
PUMPS AND RELATED SITE IMPROVEMENTS. 

 
LOCATION: THE +/- 1.06 ACRE SITE, ZONED C-1, GENERAL BUSINESS DISTRICT, IS LOCATED 

AT 11250 HAGGERTY ROAD (TAX PARCEL NUMBER 83-051-99-0003-002), AT THE 
NORTHWEST CORNER OF THE INTERSECTION OF THE I-94 NORTH SERVICE DRIVE 
AND HAGGERTY ROAD. 

 
Motion Boynton, Kelley second to open the public hearing. 
 
Roll Call: 
Yeas: Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
Chairperson Thompson welcomed comments from the audience and the Commission.  No 
questions or comments from the Commission or the audience. 
 
Motion Boynton, Atchinson second to close the public hearing. 
 
Roll Call: 
Yeas: Jahr, Boynton, Kelley, Atchinson, Budd, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. 
 
OLD BUSINESS: 
 
ITEM #1: 19-037 – HAMPTON MANOR – SPECIAL LAND USE APPROVAL FOR PROPOSED 

SENIOR HOUSING FACILITY. 
 
TITLE: THE APPLICANT, VAN BUREN INVESTORS LAND HOLDINGS LLC, IS REQUESTING 

SPECIAL LAND USE APPROVAL FOR THE CONSTRUCTION OF A PROPOSED SENIOR 
HOUSING FACILITY CALLED HAMPTON MANOR WITH ASSISTED LIVING AND 
MEMORY CARE UNITS. 

 
LOCATION: THE PROPERTY LOCATED ON THE SOUTH SIDE OF TYLER ROAD, BETWEEN 

MORTON TAYLOR AND HAGGERTY ROAD AND IS ZONED C (LOCAL BUSINESS) 
DISTRICT.  THE PARCEL IS 7.11 ACRES IN SIZE AND INCLUDES 6 TAX PARCEL ID’S. 

 
Bill Thompson of Lehner Associates, Inc. gave the presentation.  Mr. Lehner displayed a 
PowerPoint presentation showing an aerial view of the property, the access on Morton Taylor 
and Tyler Roads, the location of the detention pond, a landscape rendition, the floor plan of the 
building, photos of the dining room and recreation areas, four (4) different outdoor courts and a 
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color rendering of the exterior façade of the building.  Also included were two (2) examples of 
the applicant’s existing facilities located in Bay City and Shelby Township. 
 
Director Power noted that senior housing is permitted as a special land use in the C (local 
business) district.  The applicant has made some changes in response to the 1-8-20 public hearing, 
obtained a traffic impact study and submitted revised plans.   
 
Vidya Krishnan of McKenna Associates presented her special land use review letter dated 3-24-
20, recommending the Planning Commission recommend special land use approval to the 
Township Board, subject to the following conditions: 
 

1. Approval of utility plan and storm water detention plan by Township Engineer and Wayne 
County. 

2. That all of the conditions of preliminary site plan approval are met. 
3. Final site plan approval.    

 
Resident inquired if drainage from the building will drain into the McClaughery Drain.  Chair 
Thompson advised that the engineering review will be discussed during the preliminary site plan 
review and the resident’s question will be addressed. 
 
No questions or comments from the Commission. 
 
Motion Boynton, Atchinson to recommend to the Township Board of Trustees approval of Van 
Buren Investors Land Holdings, LLC request for special land use approval for the construction 
of a proposed senior housing facility called Hampton Manor with assisted living and memory 
care units, located on a 7.11 acre parcel on the south side of Tyler Road, between Morton 
Taylor and Haggerty Road, zoned C (local business) district, subject to the recommendations in 
the McKenna Associates review letter dated 3-24-20 and staff letter dated 7-16-20.  
 
Roll Call: 
Yeas: Budd, Atchinson, Kelley, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. (Letters Attached) 
 
ITEM #2: 19-037 – HAMPTON MANOR SENIOR HOUSING – PRELIMINARY SITE PLAN 

APPROVAL. 
 
TITLE: THE APPLICANT, VAN BUREN INVESTORS LAND HOLDINGS LLC, IS REQUESTING 

PRELIMINARY SITE PLAN APPROVAL FOR THE CONSTRUCTION OF A PROPOSED 
SENIOR HOUSING FACILITY CALLED HAMPTON MANOR WITH ASSISTED LIVING 
AND MEMORY CARE UNITS. 

 
LOCATION: THE PROPERTY LOCATED ON THE SOUTH SIDE OF TYLER ROAD, BETWEEN 

MORTON TAYLOR AND HAGGERTY ROAD AND IS ZONED C (LOCAL BUSINESS) 
DISTRICT.  THE PARCEL IS 7.11 ACRES IN SIZE AND INCLUDES 6 TAX PARCEL ID’S. 
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Bill Thompson of Lehner Associates, Inc. had no further comments to add for preliminary site 
plan approval. 
 
Vidya Krishan of McKenna Associates presented her preliminary site plan review letter dated 3-
24-20, noting the C district text amendment must be approved prior to granting of preliminary 
site plan approval by the Planning Commission, which will be subject to the following conditions: 
 

1. Review and approval of proposed storm water detention plan by the Township Engineer 
and Wayne County. 

2. Approval of detention pond landscaping by Wayne County. 
3. Deletion of off-site trees from tree counts. 
4. Clarification regarding the second generator panel and relocation/addition of screening if 

deemed essential. 
5. Special land use approval by Township Board of Trustees. 

 
Paul Kammer of Fishbeck Associates presented his review letter dated 7-16-20 recommending 
the Planning Commission grant the Hampton Manor Senior Housing project preliminary site plan 
approval for engineering feasibility, subject to the comments listed in the review letter and in 
accordance with Van Buren Township’s Engineering Standards manual. 
 
Commissioners discussed detention pond landscaping and whether it is necessary to have a fence 
around the detention pond and the possibility of decorative fencing.  Vidya Krishnan will look 
into it further to see if a fence is required. 
 
Two (2) residents expressed concern with the detention pond on the property causing additional 
flooding on their properties due to the McClaughery drain being plugged.  Both residents have 
significant flooding after rainfall and are concerned that additional water being added to the 
drain could cause further flooding with water potentially coming into their homes unless the 
drain is cleaned out.   
 
Director Best informed the Commission and the audience that the resident’s properties do take 
on a lot of standing water, a study was done to find out the cause of the issue, a copy of the study 
can be made available.  The drain has not been maintained by Wayne County, the water backs 
up in Romulus and works its way back to Van Buren.  There was a petition 5-6 years ago to have 
the McClaughery drain cleared out, it was found not necessary at the time.  A petition is needed 
by the residents with at least ten (10) signers, staff would be happy to assist the residents with 
how to start the petition.  Commissions would like a copy of the study and hope with the help 
staff, the residents will get a resolution to the drainage problem. 
 
Mr. Lehner informed that the water held in the detention pond is released at a rate that is no 
greater than what it is now.  In regards to McKenna Associates Item #4, the backup generator 
backs up the pump at the detention pond. 
 
Commissioners asked that the building materials be dropped off at the Township to have samples 
available. 
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Motion Boynton, Jahr second to grant Van Buren Investors Land Holdings LLC preliminary site 
plan approval for the construction of a proposed senior housing facility called Hampton Manor 
with assisted living and memory care units, located on the south side of Tyler Road, between 
Morton Taylor and Haggerty Road, a 7.11 acre parcel zoned C (local business) district, subject 
to the recommendations in the McKenna Associates review letter dated 3-24-20, Fishbeck 
Associates review letter dated 7-16-20, Van Buren Fire Marshal’s review letter dated 7-15-20 
and with attention to the detention pond fencing question. 
 
Roll Call: 
Yeas: Franzoi, Jahr, Boynton, Kelley, Atchinson, Budd and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried. (Letters Attached) 
 
NEW BUSINESS: 
 
ITEM #1: 20-005 – SPECIAL LAND USE PERMIT REQUST FOR MOBIL GAS STATION 

REDEVELOPMENT AND DRIVE-THRU. 
 
TITLE: A REQUEST BY NC DESIGNERS ON BEHALF OF OWNERS REAL ESTATE 

LLC/BELLEVILLE OIL COMPANY, INC. FOR A SPECIAL LAND USE PERMIT TO 
DEMOLISH BUILDINGS ON AN EXISTING GASOLINE STATION SITE AND TO 
CONSTRUCT A NEW CONVENIENCE STORE WITH RETAIL AND FOOD SERVICE, 
INCLUDING A DRIVE-THRU LANE AND ONE (1) DRIVE-THRU WINDOW, GASOLINE 
PUMPS AND RELATED SITE IMPROVEMENTS. 

 
LOCATION: THE +/- 1.06 ACRE SITE, ZONED C-1, GENERAL BUSINESS DISTRICT, IS LOCATED 

AT 11250 HAGGERTY ROAD (TAX PARCEL NUMBER 83-051-99-0003-002), AT THE 
NORTHWEST CORNER OF THE INTERSECTION OF THE I-94 NORTH SERVICE DRIVE 
AND HAGGERTY ROAD. 

 
Nasser Choucair of NC Designers, Inc. gave the presentation.  The applicant is requesting a special 
land use permit to demolish the existing gas station at the location and proposing to build a new 
3,400 square foot building with a drive-thru.  Mr. Nasser has been working with the Township on 
truck turn radius, landscape and drive approaches. 
 
Director Power informed the commission and the audience that this is a redevelopment of an 
existing gas station.  This will include the removal of all existing structures, reduction of the 
number of gas pumps from 12 to 10, expansion of the convenience store with improved building 
design features and the addition of a drive-thru.   
 
Vidya Krishnan of McKenna Associates presented her special land use review letter dated 7-15-
20, recommending the Planning Commission recommend approval of the proposed special land 
use for the drive-thru to the Township Board of Trustees, subject to the following conditions: 

1. Shifting the access drive off Haggerty Road 10 feet to the north to comply with the 100 
feet distance requirement from the intersection. 
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2. Compliance of proposed illumination levels to standards of Section 8.105 (B) (2) of the 
Zoning Ordinance. 

3. That all of the conditions of preliminary site plan approval are met. 
 
Commissioner inquired if the existing billboard will be kept or removed.  The applicant would like 
to keep the billboard sign.  Preliminary site plan approval will address whether the sign is 
conforming or non-conforming. 
 
No comments from the audience. 
 
Motion Boynton, Jahr second to recommend to the Township Board of Trustees approval of NC 
Designers, Inc. request for special land use permit to demolish buildings on an existing gasoline 
station site and to construct a new convenience store with retail and food service, including a 
drive-thru lane and one (1) drive-thru window, gasoline pumps and related site improvements, 
located at 11250 Haggerty Road at the northwest corner of the intersection of the I-94 north 
service drive and Haggerty Road, subject to the recommendations in the McKenna Associates 
review letter dated 7-15-20 and Director Powers staff review letter dated 7-16-20. 
 
Roll Call: 
Yeas: Atchinson, Budd, Kelley, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  (Letter attached) 
 
ITEM #2: 20-017 – TEMPORARY LAND USE APPROVAL – WATERS KITCHEN 
 
TITLE: CAROLYN GREGORY OF WATERS KITCHEN IS REQUESTING A TEMPORARY LAND 

USE PERMIT FOR THE OUTDOOR SERVICE OF CATFISH, RIBS, WINGS AND OTHER 
FOOD USING A FOOD TRAILER. 

 
LOCATION: THE +/- 1.06 ACRE SITE, ZONED C-1, GENERAL BUSINESS DISTRICT, IS LOCATED 

AT 11250 HAGGERTY ROAD (TAX PARCEL NUMBER 83-051-99-0003-002), AT THE 
NORTHWEST CORNER OF THE INTERSECTION OF THE I-94 NORTH SERVICE DRIVE 
AND HAGGERTY ROAD. 

 
Carolyn Waters, owner of Waters Kitchen gave the presentation.  Ms. Gregory is the sole owner 
of Waters Kitchen and has 20 years in the profession.   
 
Director Power presented his staff review letter dated 7-16-20 recommending approval of the 
application subject to the three (3) following conditions: 

1. The applicant must provide a copy of any required active permits or licenses from the 
Wayne County Department of Health, Human and Veterans Services. 

2. Fire Marshal review, approval, and inspection must be completed in coordination with 
the building official prior to the beginning of use. 

3. The use may proceed for a period of one (1) year, to terminate on July 22, 2021 unless 
the use is extended by the Planning Commission. 
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Commissioners inquired whether or not the Township needs to be listed as additionally insured 
on the liability insurance policy, if there will be outside seating at the food trailer and if the food 
trailer will remain on site overnight.  Director Power will look into whether or not the Township 
needs to be listed as additionally insured.  There will be no outdoor seating at the food trailer, all 
orders are to-go and Ms. Gregory takes the food trailer home every night for cleaning. 
 
No comments from the audience. 
 
Motion Atchinson, Budd second to grant Carolyn Gregory of Waters Kitchen a temporary land 
use permit for the outdoor service of catfish, ribs, wings and other food using a food trailer, 
located at 10010 Belleville Road (Menard’s) on the west side of Belleville Road between Tyler 
Road and the North I-94 Service Drive, subject to the recommendations in the staff review 
letter dated 7-16-20 and Director Power to look into whether the Township should be listed as 
additionally insured on the liability insurance policy. 
 
Roll Call: 
Yeas: Kelley, Atchinson, Budd, Boynton, Jahr, Franzoi and Thompson. 
Nays: None. 
Absent: None. 
Motion Carried.  (Letter attached) 
 
GENERAL DISCUSSION: 
 
Director Power informed that the next Planning Commission meeting is August 12, 2020 and 
there will be no public hearings. 
 
ADJOURNMENT: 
 
Motion Boynton, Atchinson second to adjourn the meeting at 9:34 p.m.  Motion Carried. 
 
Respectfully submitted, 
 
 
Christina Harman 
Recording Secretary 
 


















































