
















































MEMORANDUM 

TO:   Honorable Board of Trustees 

FROM:  Kelly VanMarter, Planning Director 

DATE:  May 4th, 2012 

RE:  Krug Quick Lane – Site Plan/Special Land Use  

 

It is my understanding that this item was tabled at the last Board meeting to allow the 
Township to work with the applicant on the unresolved issue of providing a buffer 
between the homes in the Chilson Hills subdivision and the Krug Ford car dealership.  
Trustee Smith, Supervisor McCririe and myself met with the applicant on May 2nd 2012.  
The applicant expressed their issues and concerns with removal of the existing asphalt 
parking area to establish a buffer along the full width of the property line.  At the 
request of Mr. Smith and supported by Supervisor McCririe,  the applicant has agreed to 
remove some of the gravel parking area and plant a row of 5 evergreen trees to screen 
the adjacent residential from the proposed Quick Lane.  In the attached documentation 
please find a revised overall site plan sheet dated 5/2/12 indicating the location of the 
proposed trees.  The applicant is requesting approval of this scenario in lieu of the full 
buffer recommended in the prior review letter.   

Pending Board resolution of the buffer zone issue, I would like to make the following 
recommendation regarding the Special Use Permit, Impact Assessment and Site Plan: 

Recommendation of Special Use Permit:  I recommend approval of the Special Land Use 
Permit with the following conditions: 

1.) Parcels 4711-06-200-058 and 4711-06-200-103 will be combined into one 
parcel.  

2.) This Special Land Use is approved because it has been found to comply with the 
requirements of Sections 19.03 and 7.02.02(k) of the Township Zoning 
Ordinance. 
 

Recommendation of Impact assessment (dated 04-04-12): I recommend approval of 
the impact assessment with the following conditions: 

1.) The Spill Prevention Control and Countermeasure Plan is included in the 
approval.  

2.) The petitioner shall document the retrofits to the existing light fixtures as 
stated in Item E so that the Township can verify this item is complied with.
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Recommendation of Site Plan (dated 04-04-12): I recommend approval of the site plan 
with the following conditions: 

1.) The proposed lighting shall meet the Township Ordinance.  Additional lighting 
shall not be installed on the building if the location exceeds current ordinance 
footcandle standards.  

2.) Additional detail shall be provided on the plans regarding the banked dumpster 
location to ensure fit and function.  

3.) The petitioner shall satisfy the requirements of the Township Engineer prior to 
issuance of a Land Use Permit.   This will include providing a Storm Water 
Easement in recordable form prior to issuance of a Land Use Permit.   

 

Should you have any questions concerning this matter, please do not hesitate to contact 
me.  







From: Pat Murphy
To: Kelly VanMarter
Subject: Krug Ford oil change facility
Date: Monday, April 23, 2012 9:00:45 AM

Dear Kelly: 

 I am, unfortunately, unable to make tonight's meeting of the Board of Trustees but

wanted to make sure you had my input as a Chilson Hills Homeowners Association

Board member at large.  As you know we did meet with the manager of Krug.  As a

result, the sound system in the rear of one buildings was shut off and two lights

were adjusted.  We did not get a timeline commitment to reduction of lighting.  I did

bring up the issue of cars being parked right up to the southeast fence line that

abuts our subdivision's backyards(with no buffer).  All that was promised was that

Dan would tell his people that they should try not to park there.  There was no

promise of any other correction.

Without a buffer in that area, car sounds, horns, fumes as well as truck noises and

sounds carry into our small yards and bedroom windows.

The same holds true for the area that was clear cut behind the proposed oil change

site.  One homeowner said his wife asked the people cutting the field to leave a line

of trees in place.  That appears to be the only reason that particular single line of

trees was preserved. 

It is important to create more of a buffer than what we have.  And it appears, to me,

that this will only happen if it is required in accordance with our township

guidelines.    

thank you.  I hope my input into this matter is heard even though I cannot make it to

the meeting.

Sincerely,

Patricia J. Murphy

409 Ventnor

Howell Mi 48843.

 

mailto:pmurphy@cmhliv.org
mailto:Kelly@genoa.org
kelly
Text Box
5/4/12 - This e-mail was grabbed by the junk e-mail filter & was recovered after the    4/16/12 meeting.   It is being included for your information.    - K. VanMarter











EX . BASIN STORAGE PROVIDED

ELEV. AREA DEPTH VOLUME TOTAL

(FT2) (FT) (FT3) VOLUME

(FT3)

950 20561 1 19,368 95,789 FREEBOARD ELEVATION

949 18174 1 17,167 76,422 FREEBOARD ELEVATION

948 16160 1 15,233 59,255 FREEBOARD ELEVATION

947 14305 1 13,454 44,022 DESIGN HIGHWATER ELEVATION

946 12603 1 11,799 30,568

945 10995 1 10,188 18,769

944 9380 1 8,582 8,582

943 7783 0 0

PROPOSED BASIN STORAGE

ELEV. AREA DEPTH VOLUME TOTAL

(FT2) (FT) (FT3) VOLUME

(FT3)

950 29780 1 28,487 152,006 FREEBOARD ELEVATION

949 27194 1 26,021 123,519 FREEBOARD ELEVATION

948 24848 1 23,714 97,498 FREEBOARD ELEVATION

947 22579 1 21,533 73,785 DESIGN HIGHWATER ELEVATION

946 20487 1 19,458 52,252

945 18428 1 17,398 32,794

944 16367 1 15,397 15,397

943 14426 0 0



MEMORANDUM 

TO:   Honorable Board of Trustees 

FROM:  Kelly VanMarter, Planning Director 

DATE:  April 13, 2012 

RE:  Krug Quick Lane – Site Plan/Special Land Use  

 

I have reviewed the revised site plan (dated 4/4/12), Environmental Impact Assessment 

(dated 4/4/12), and Spill Prevention Control and Countermeasure Plan (dated 3/16/12) 

proposing development of a new Krug Quick Lane automotive service facility located at 

2798 E. Grand River, Howell.  My review of the revised submittal was focused on 

compliance with the outstanding items discussed at the March 12, 2012 Planning 

Commission meeting at which this item was recommended for approval. 

The PC required that the applicant meet with the adjacent homeowners association 

(Chilson Hills) to address the concerns of their letter dated March 12, 2012.  I spoke with 

the secretary of the Association and she indicated that the meeting did occur and Krug 

has taken the following action:  

- Two lights have been directed away from the homes; 

- An announcement speaker impacting the residential has been removed.   

The only outstanding item of concern for the homeowners is the establishment of a 

landscaped buffer along the shared property line.  The PC requested that the applicant 

work with the Township to create a buffering plan along the south side of the site.  The 

applicant has not contacted me regarding this requirement therefore I would like to 

make the following recommendation to the Township Board: 

Ordinance 
Requirement 

Existing 
Staff Recommendation 

East Side West Side 

 50’ Buffer Zone  

 6’ wall or 4’ 
berm 

 53 Canopy Trees 

 106 Evergreen 
Trees 

 212 Shrubs 

 0’ Buffer 

 6’ Fence 
 

 No trees or 
shrubs 

 

 250+’ Buffer 

 No wall or berm 

 Existing 
landscaping 
includes 
multiple canopy 
trees and scrub 
shrubs 

Year 1 (2012) - Install 20’ buffer 
along the east side of the south 
property line adjacent to the 
existing fence.  
Years 2+ - Install 4 evergreen trees 
per year along the south property 
line moving from east to west until 
the Ordinance requirement for 
evergreen trees are met.  
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In consideration of the aforementioned, I recommend the following action in this 

regard: 

Recommendation of Special Use Permit:  I recommend approval of the Special Land Use 

Permit with the following conditions: 

1.) Parcels 4711-06-200-058 and 4711-06-200-103 will be combined into one 
parcel.  

2.) The petitioner shall work with the Township Planning Director to develop a 
buffering plan along the south side of the combined parcels.   
- As stated above,  I recommend the Board consider the following course of 

action in regard to this requirement: 
o This plan shall include the establishment of a 20 feet wide (20’) 

greenbelt in the first year (2012) with the addition of 4 evergreen 
trees per year beginning in year 2013.   The evergreen trees shall be 
planted with 2 trees per each 20 linear feet along the property line 
placed from east to west .  Tree plantings shall continue until the 
ordinance requirement for evergreen trees along the south line is 
met.  

3.) This Special Land Use is approved because it has been found to comply with the 
requirements of Sections 19.03 and 7.02.02(k) of the Township Zoning 
Ordinance. 
 

Recommendation of Impact assessment (dated 04-04-12): I recommend approval of 

the impact assessment with the following conditions: 

1.) The Spill Prevention Control and Countermeasure Plan is included in the 

approval.  

2.) The petitioner shall document the retrofits to the existing light fixtures as 

stated in Item E so that the Township can verify this item is complied with. 

Recommendation of Site Plan (dated 04-04-12): I recommend approval of the site plan 

with the following conditions: 

1.) The Buffering Plan as required by condition of Special Land Use approval shall 
be submitted prior to issuance of the Land Use Permit.   

2.) The proposed lighting shall meet the Township Ordinance.  Additional lighting 
shall not be installed on the building if the location exceeds current ordinance 
footcandle standards.  

3.) Additional detail shall be provided on the plans regarding the banked dumpster 
location to ensure fit and function.  

4.) The petitioner shall satisfy the requirements of the Township Engineer prior to 
issuance of a Land Use Permit.   This will include providing a Storm Water 
Easement in recordable form prior to issuance of a Land Use Permit.   

 

Should you have any questions concerning this matter, please do not hesitate to contact 

me.  
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INTRODUCTION 
 
The purpose of this Impact Assessment (IA) report is to show the effect that this proposed development 
has on various factors in the general vicinity of the project.  The format used for presentation of this report 
conforms to the Written Impact Assessment Requirements guidelines in accordance with Section 18.07 of 
the published Zoning Ordinance for Genoa Township, Livingston County, Michigan. 
 

DISCUSSION ITEMS 
 

A. Name(s) and address(es) of person(s) responsible for preparation of the impact assessment 
and a brief statement of their qualifications. 

 
Prepared By : 
BOSS ENGINEERING COMPANY 
3121 E. Grand River 
Howell, Michigan 48843 
 
Prepared For: 
M. Krug Investments, LLC 
2798 E. Grand River 
Howell, Michigan 48843 
 

 
B. Description of the site, including existing structures, man made facilities, and natural features, 

all-inclusive to within 100’ of the property boundary. 
 

The proposed Krug Quick Lane is located on 11.27 acres on the south side of Grand River Avenue 
just west of Krug Ford Lincoln Mercury.  Approximately 6.75 acres of the property is currently being 
used by the automobile dealership.  The remainder of the site (4.52 acres) has been left in its natural 
state and undeveloped except for a retention basin in the southwest corner of the property. 
 
The property is higher along Grand River Avenue and slopes south and west to the existing retention 
basin area.  The total elevation change across the property is approximately 32 feet.  The 
undeveloped portion of the property is covered with scattered trees, brush and native grasses. 
 
Existing utilities on-site and abutting the site include a 12” watermain along the south side of Grand 
River Ave., and a 8” watermain along the east side of the proposed building running through the 
center of the property.  The sanitary sewer is located near the southwest corner of the property.  The 
owner is working with Genoa Township to extend the sewer to the property.  The storm sewer system 
is self contained on site. 
 
Grand River Avenue is a five (5) lane roadway under the jurisdiction of the Michigan Department of 
Transportation (M.D.O.T.) with curb and gutter, and a center left turn lane. 
 
Currently, an overhead utility service cuts across the southern half of the proposed site.  Because of 
the utility, Krug has had to reduce the size of the building recommended by Ford Motor Company, 
and move the building forward into the front setback.  The applicant has applied for a variance for a 
reduction in the front setback. 
 
Also, a small portion of the existing parking lot currently extends into the Grand River Avenue right-
of-way by 4 feet.  Section 24.10 of the Genoa Township Ordinance states “Where a non-
conforming front setback, parking lot setback or green belt is created as a result of additional road 
right-of-way width being acquired by a road agency, the building or parking lot may be improved or 
expanded without the need to obtain a variance from the ZBA, providing the following conditions 
are met:”  



 

 

 
1. Conformed Prior to Right-of Way Widening – Even though Boss Engineering has been working 

on the Krug site since 1998, we do not have any record of the original site plan and how it 
related to the Grand River right-of-way.  The asphalt was installed prior to Mike Krug 
purchasing the dealership which was in 1996. 

2. Will Not Decrease Conformity – Our plan is to leave the front area untouched.  Therefore, not 
decreasing the conformity. 

3. Other Requirements Met – We are seeking a variance for the building setback due to an 
overhead utility service cutting through the property. 

 
 
C. Impact on natural features: A written description of the environmental characteristics of the 

site prior to development, i.e., topography, soils, vegetative cover, drainage, streams, creeks 
or ponds. 

 
As previously mentioned, the subject site slopes gradually from Grand River towards the southwest.  
The U.S.D.A. Soil Conservation Service "Soil Survey of Livingston County" indicates the soils to be 
as follows: 
 
Percent of Site Name                            Percent Slopes 
100%     Miami Loam     2-6% 
 
The site contains no streams, creeks, lakes or wetlands per the National Wetland Inventory Plan 
prepared by the United States Department of the Interior, and site visit. 
 
The undeveloped portion of the site contains a mix of trees, brush and grasses. 
 

 
D. Impact on storm water management: description of soil erosion control measures during 

construction.  

The existing storm drainage runoff is captured in a retention basin located at the southwest corner 

of the property.  The area where the proposed oil change will be located is currently paved and part 

of the automobile dealership.  The addition of the auto maintenance facility will reduce the amount 

of impervious surface by approximately 2,600 square feet.  Therefore, no additional storm water 

retention or detention is proposed.  An area has been set a side adjacent to the existing retention 

basin for expansion of the basin, if additional storage volume is needed at a later date.  A forebay 

has been designed to collect and slow drainage from the proposed facility. 
 
The Livingston County Drain Commissioner must issue a Soil Erosion Control permit to ensure 
proper soil erosion control measures are used during construction. All requirements will be met 
including temporary drainage control, temporary dust control and runoff control. The following 
methods will be used as required. Diversion berms, geotextile sediment control fences, diversion 
ditching, slope stabilization. Stone filters will be installed on catch basins, inlets and pipe inlets. Finish 
grades, redistribution of top soil and lawn with shrubbery will be installed upon building and paving 
construction completion. Pavements, swales, basins, etc will be cleaned after construction and 
properly maintained by Krug Ford. 
 
At the time of construction, there may be some temporary dust, noise, vibration and smoke, but these 
conditions will be of relatively short duration and shall be controlled by applying appropriate 
procedures to minimize the effects, such as watering if necessary for dust control and working near 
adjacent buildings only during daytime hours. 
 
 



 

 

E. Impact on surrounding land use: Description of proposed usage and other man made 
facilities; how it conforms to existing and potential development patterns.  Effects of added 
lighting, noise or air pollution which could negatively impact adjacent properties. 

 
The applicant is proposing to construct a 4,900 square foot building to be used for oil changes and other 
minor automobile maintenance.  There will be a total of 6 service bays accessed on the east side of the 
building.  Customers will be required to park their vehicles in the spaces provided out front of the facility 
along Grand River.  Employees will then drive the vehicles into the service bays for servicing. 

 
The service hours for the facility are as follows: 

 
Monday-Friday:  7:00 a.m. – 7:00 p.m. 
Saturday: 8:00 a.m. – 5:00 p.m.  

Much of the site will be illuminated by the existing light fixtures on the property.  Several of the 

existing fixtures will be removed or relocated to make room for the new facility.  Krug Ford has 

agreed, where possible, to replace light bulbs in the existing fixture in the parking lot with lower 

watt bulbs once the existing bulbs have burned out.  Krug Ford’s electrical contractor will have to 

determine if lower wattage bulbs will work in the existing fixtures.  Wall mounted fixtures will be 

added to the building to supplement the existing lighting. 

Two wall signs are proposed for the building, one on the front and the other on the east side.  

Because of limited visibility for east bound traffic on Grand River Avenue due to the adjacent 

building to the west, an additional sign is need to identify the business.  The size and location of 

the two wall signs will be in compliance with the current Genoa Township Ordinance.  A 

monument sign is not proposed at this time. 
 
 
F. Impact on public facilities and services: Description of number of residents, employees, 

patrons, and impact on general services, i.e., schools, police, fire.   
 

The development will be served by public water and sewer systems adjacent to the site.   The vehicle 
maintenance facility will employee eight (8) people on it’s maximum shift.  Because the use is based 
on quick servicing of vehicles, the users of the facility will be on site for a very limited period of time.  
Therefore, the impact on the general services will be minimal. 
 

 
G. Impact on public utilities: Description of public utilities serving the project, i.e., water, sanitary 

sewer, and storm drainage system.  Expected flows projected in residential units. 
 

The site is located within the Genoa-Oceola Sanitary Sewer District.  The applicant will work with 
Township staff to determine the number of Residential Equivalent Units (R.E.U.) for the proposed 
use.   
 
Because the storm sewer system is located entirely on the site, limited impact is anticipated from 
storm events.  Much of the existing and proposed site sheet flows towards the existing retention 
basin.  Therefore, the existing vegetation between the development and the basin filters out much of 
the sediments in the storm water. 
 
All other utilities, including gas, electric, and telephone are available at the site and are not expected 
to increase in size or capacity.  All proposed dry utilities will be underground. 
 
 

H. Storage or handling of any hazardous materials:  Description of any hazardous materials 
used, stored, or disposed of on-site. 



 

 

  
The automobile fluids (new and used) kept on site will be stored or disposed of in accordance with 
current local, state and federal requirements.   

 
 
I.   Impact on traffic and pedestrians:  Description of traffic volumes to be generated and their 

effect on the area.   
 

Based on the Institute of Transportation Engineers Publication TRIP GENERATION manual for quick 
lubrication vehicle shop, the number of trips in an average weekday is 660, with the peak being 
between 4:00 PM and 6:00 PM. 

 
 
J. Special provisions: Deed restrictions, protective covenants, etc.   
 

None  
 
 
K.    Description of all sources:  

 

• Genoa Township’s Submittal Requirements For Impact Assessment/Impact Statement 
 

• Genoa Township Zoning Ordinances 
 

• Soil Survey of Livingston County, Michigan, U.S.D.A. Soil Conservation Service 
 

• Trip Generation 6
th
 Edition, Institute of Transportation Engineers 

 

























































































































EX . BASIN STORAGE PROVIDED

ELEV. AREA DEPTH VOLUME TOTAL

(FT2) (FT) (FT3) VOLUME

(FT3)

950 20561 1 19,368 95,789 FREEBOARD ELEVATION

949 18174 1 17,167 76,422 FREEBOARD ELEVATION

948 16160 1 15,233 59,255 FREEBOARD ELEVATION

947 14305 1 13,454 44,022 DESIGN HIGHWATER ELEVATION

946 12603 1 11,799 30,568

945 10995 1 10,188 18,769

944 9380 1 8,582 8,582

943 7783 0 0

PROPOSED BASIN STORAGE

ELEV. AREA DEPTH VOLUME TOTAL

(FT2) (FT) (FT3) VOLUME

(FT3)

950 29780 1 28,487 152,006 FREEBOARD ELEVATION

949 27194 1 26,021 123,519 FREEBOARD ELEVATION

948 24848 1 23,714 97,498 FREEBOARD ELEVATION

947 22579 1 21,533 73,785 DESIGN HIGHWATER ELEVATION

946 20487 1 19,458 52,252

945 18428 1 17,398 32,794

944 16367 1 15,397 15,397

943 14426 0 0













PIPE LENGTH DIA. SLOPE TYPE

# (FT) (IN) (%)

1 11 12 0.32% C76-CL.IV RCP

2 161 12 0.32% C76-CL.IV RCP

3 26 12 0.32% C76-CL.IV RCP

4 121 12 0.32% C76-CL.IV RCP

ES 1

INV.NE 12 964.50

MH 1

4' DIA. MDOT COVER A

RIM = 968.80

INV.SW 12 964.54

INV.NE 12 964.64

INV.E 12 964.64

2' SUMP

MH 2

4' DIA. MDOT COVER A

RIM = 973.95

INV.SW 12 965.15

INV.NW 12 965.25

2' SUMP

CB 1

4' DIA. MDOT COVER K

RIM = 973.00

INV.SE 12 965.33

2' SUMP

CB 2

4' DIA. MDOT COVER K

RIM = 969.00

INV.W 12 965.02

2' SUMP









AREA AREA RUNOFF EQUIV. TIME OF ADD'L RUNOFF PIPE PIPE VELOCITY HYDRAULIC ACTUAL MANNING MANNING'S HG ELEV HG ELEV RIM ELEV INVERT INVERT

FROM TO DRAIN ACRES IMPERV PERV COEFF AREA CONC. RUNOFF (CFS) LENGTH DIA. FLOWING GRADIENT SLOPE FLOW VELOCITY TIME UPPER LOWER UPPER UPPER LOWER

AREA A 0.9 0.2 C A * C I TC Q Q (LF) (IN) FULL (FPS) SLOPE % USED CAPACITY (FT/SEC) (MIN) END END END END END

CB-2 MH-1 2 0.4 0.05 0.35 0.29 0.115 4.38 15.00 0.00 0.50 121 12 0.64 0.02% 0.32% 2.02 2.57 0.78 965.82 965.44 969.00 965.02 964.64

CB-1 MH-2 1 0.15 0.15 0 0.90 0.135 4.38 15.00 0.00 1.09 26 12 1.39 0.09% 0.32% 2.02 2.57 0.17 966.13 966.05 973.00 965.33 965.25

MH-2 MH-1 3 0.11 0.11 0 0.90 0.099 4.36 15.17 0.00 0.43 161 12 0.55 0.01% 0.32% 2.02 2.57 1.04 965.95 965.44 974.25 965.15 964.64

MH-1 ES-1 0.01 0.01 0 0.90 0.009 4.25 16.21 0.00 0.04 11 12 0.05 0.00% 0.32% 2.02 2.57 0.07 965.34 965.30 970.50 964.54 964.50

INTEN-

SITY

0.92 0.9 0.83

0.00 0.7 0.00

0.05 0.2 0.01

COMPOUND C: 0.86

TOTAL DRAINAGE AREA: 0.97 ACRES

K1 = AxC (Design Constant) 0.8342

Qa = MAX ALLOW OUTFLOW (0.10 CFS / ACRE) = 0.097 CFS

AREA (ACRES)

IMPERVIOUS 

FACTOR

ACRE 

IMPERVIOUS

FOREBAY VOLUME

V(F) = 5% OF THE 100-YEAR STORM VOLUME BASED ON THE AREA TRIBUTARY TO THE INLET

V(F)= (.05)(V100)

V(F)= 552 CF

FOREBAY STORAGE VOLUME REQUIRED: 552 CF

FOREBAY STORAGE VOLUME PROVIDED:

CUMMULATIVE

ELEV AREA VOLUME VOLUME

968 0 0 593

967 0 0 593

966 614 498 593 STORAGE VOLUME

965 381 95 95

964.5 0
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