


MMP for SRM Concrete Ready Mix Plant
City of McDonough — DRI # 4487

DRI Name & Number: SRM Concrete Ready Mix Plant - DRI #4487

Pre-Review / Methodology Meeting Date: July 21, 2025 @ 10:00 am

Project Rendering: Refer to the Attached Site Plan (Exh. A).

Permitting Local Government: City of McDonough

Additional Local Government(s) with development approval authority: none

DRI Trigger: Construction Plans Permit

DRI Trigger Application / Permit #: 295 Racetrack RD

Qualifying DRI Threshold Exceeded: Yes, the proposed project is located within 1 mile of a public

facility. The City of McDonough’s Public Works Department is located directly adjacent to the subject

site.

Zoning:
Existing: M-2 (Heavy Industrial)
Proposed: M-2 (Heavy Industrial)

Project Information: See below:
Construction of a ready-mix concrete batch plant. The project includes the following main
components:

Operations/Office Building: 908 SF

Pump House: 66 SF

Batching Equipment such as hoppers. Mixers, conveyors & loading, etc.

Materials Storage Stockpiles

Weight Station/Scales

Rinsing/Cleaning Cells

Parking Areas (13 spaces)

Dedicated Loading & Unloading Areas
9. Truck Overflow Areas

Project Location: 295 Racetrack Road, McDonough, GA 30252
GPS Coordinates: LAT: N 33°25' 51.1", LONG: W 84° 08' 06.2”
Location Description: Approximately 3.305 acres located off of Racetrack Road within the City
Limits of McDonough. The site is approximately 1,030 feet (0.20 miles) to the west to Hwy
155 S / S Zack Hinton Pkwy. Racetrack Road continues further west approximately 3,070 feet
(0.58 miles) to reach its intersection with Hwy 42 S. The site is located within a mainly
developed industrial and commercial area with some residential developments intrusion to
the south. (See Exh. D)
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Exhibit D
Project Orientation Map:




Unified Growth Policy Map land use area designation: Developing Suburbs, Exh. B
Exhibit B
Unified Growth Policy Map Land Use Area:




Neighboring Jurisdictions(s): See following page — Exh. C
Exhibit C
Neighboring Jurisdictions:




Project Orientation Map (Section 2.2.1.2): See following page, Exh. D.

Exhibit D
Project Orientation Map:

Project Driveways & Access Points: Two existing driveways will be utilized to access the property from
Racetrack Road. The main truck access driveway will be widened and improved to approximately 28’
wide commercial drive with 35’ radii. The existing decel lane will be extended to the truck access
driveway for improved ingress and egress, see Site Plan. The second existing driveway will be utilized
for standard vehicular access to the front parking lot.

Project Build Out Year & Phases (s): The project Build-Out year will be 2026. Project will be completed
in 1 phase.

Net Average Daily Trips (ADT) & Requested Review Schedule (Sec. 4.2.2): Total Net ADT: 118
See ADT breakdown and formulas in table 4. Expedited review schedule is being requested through
GRTA.




Government Stakeholders (Sec 1.2.2):
Mr. Donald Shockey
dshockey@atlantaregional.org

Mr. Aaron Hypolite, Planner
Community Development Department
City of McDonough
ahypolite@mcdonoughga.org

Ms. Sylvia Smith, Community Development Director
City of McDonough
SSmith@McDonoughGa.org

GDOT District Office

Paul DeNard, PE

District Engineer — GDOT District 7
5025 New Peachtree Road
Chamblee, GA 30341

Phone: 770-216-3810

Applicant Stakeholders (Section 1.2.2):
Applicant: Richard Oshields
1000 Hollingshead Circle, Murfreesboro, TN 37167
Email: richard.oshields@smyrnareadymix.com
Phone: 615-624-1221
Developer: Hollingshead Materials, LLC. C/O: Brian Hercules
1000 Hollingshead Circle, Murfreesboro, TN 37167
Email: richard.oshields@smyrnareadymix.com
Phone: 615-624-1221
Traffic Engineer: Mr. Abe Abouhamdan, PE, / ABE Consulting, Inc.
& Site Designer: 2410 Hog Mountain Rd, Suite 103, Watkinsville, GA 30677,
e-mail: abe@abeconsultinginc.com, Ph: 706-613-8900
Applicant Email & Mailing Address: : richard.oshields@smyrnareadymix.com
1000 Hollingshead Circle, Murfreesboro, TN 37167

Planning Context:

Programmed Projects (Section 2.2.2.1, Sec 2.2.2.3):

These programmed projects have been taken from the City of Mc Donough Comprehensive Plan 2024-2028 & Henry
County Comprehensive Plan, dated October 17, 2023 & GDOT.
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Table 1 - Programmed Projects

GDOT PI
Project Name From/To Sponsor NO ARCID # | Design ROW / CST
Points: (TIP) FY UTL FY FY
I-75 South to
Hampton Grove
Rd/Bill Garden 2028 to
SR 155 Widening Pkwy GDOT 0015284 | HE-189 2026 2030 2030
From Post
SR 81 Widening Master Dr to N. 2024 to
Bethany Rd GDOT 0015089 | HE-005 2017 2027 2027
From I-75
Southbound
SR 155 Widening Ramps to SR 2023 to
42/US 23 GDOT 0007856 | HE-113 2016 2026 2026
Local Bus Pilot From
Route McDonough to
Implementation Stockbridge Park-
/Henry County and-Ride Area Henry County HE-450 2025 2025 2025

See Appendix A for ARC Fact Sheets & GDOT Sheets.

Programmed Project Attached Design Documents: Please see Appendix A & B for ARC fact sheets & GDOT project
sheets.

Transportation Project Interaction with DRI (Section 2.2.2.5): None known or found. No conflict is anticipated or
found from this DRI.

Planned Projects (Section 2.2.2.2): No conflict noted with planned projects.




Table 2 - Planned Projects

GDOT PI
Project Name From/To Sponsor NO ARCID # Design ROW / CST
Points: (TIP) FY UTL FY FY
From SR-81 to GDOT/
Racetrack Rd Old Griffin Rd/SR Henry
Widening 155 County 0008337 HE-204 2051 2051 2051
SR 42/US 23 to
SR 155 Widening Racetrack Rd GDOT 0008336 N/A 2023 2024 2026
Norfolk Southern
RR- Scoping Only 5 Various
in McDonough Locations GDOT 0019827 N/A 2023 2025 2026

See Appendix B for ARC Fact Sheets & GDOT Sheets.

Land Use and Zoning (Sec 2.2.1.1, Sec 2.2.2.2):

Existing Zoning: M-2 (Heavy Industrial) — Exh. E




Exhibit E
Existing Zoning:




Future Land Use Map Zoning: M-2 (Heavy Industrial) — Exh. F
Exhibit F
Future Land Use Map Zoning:

Land Use Vision & Goals: M-2 Heavy Industrial uses are envisioned for the project area. These
Uses are maintained as Heavy Industrial as indicated in the City’s Comprehensive Plan.
Relation to Existing Land Use Plans: Project is consistent with M-2 Heavy Industrial future land use
designation.
Chattahoochee River / Metropolitan River Protection act (if applicable): NJA

Alternative Mode Access (Sec 2.2.3)

Existing Alternative Transportation Map (Section 2.2.3.1): Henry County Transit On-Demand Service
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The project site is typically gated and not open to the general public. Only authorized employees and product
supplies access the site. The estimated alternative transportation to access the site is less than 1%. This may include
pedestrian, bicycle or by private shuttle.

Existing Alternative Transportation Map: None

Pedestrian Distance Calculations (Section 2.2.3.2): Shortest distance to transit station (Park-and-Ride) is 4.2 miles,
see Exhibit M.

Exhibit M
Pedestrian Distance to Park and Ridge Routes:

Bicycle and Pedestrian Facilities (Sec 2.2.3.3): There are no existing Bicycle facilities within 1/4 mile of the project
site. There are existing pedestrian facilities in the form of existing sidewalks on both sides of the road, see
Exhibit L.

Description of Existing Infrastructure: Existing sidewalks and pedestrian facilities are shown on the Exhibit L.
Currently, there are 5’ sidewalks on both side of the street at the subject site. ADA ramps will be required
for all driveway crossings. The sidewalks extend down the street to connect to existing residential,
commercial and industrial sites. Cross-walk and ADA facilities are installed at main intersections adjacent to
the site. A 10’ landscape strip is also required along the frontage of the site. Street trees are required and
have been shown on the site plan as existing trees. Street lighting is not required for the subject site or
zoning. Furniture zones or any other streetscapes are not being proposed on the site plans. please refer to
Exhibit L for additional information. Existing roads within the vicinity are found generally in good operable
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conditions. No major failures or deterioration zones are found in the area. All travel lanes within the vicinity
have 12’ lanes or wider. Existing sidewalks have been found, for the majority, on both sides of the road.
They are found in good operable conditions. Existing sidewalks have been found to be 5’ wide minimum.
Proper cross-walks have been found at intersections in both directions leaving the project site. Pedestrian
facilities (sidewalks) extend along existing streets from project sites to several intersections in both
directions.

Sidewalk & Streetscape Ordinance Standards:

City of McDonough Codes (link to current code)

Summary of sidewalk ordinance standards: 5’ sidewalk for local streets in the right-of-way or in an
easement to create uninterrupted pedestrian walkways. Internal pedestrian pathways a minimum of 8’
wide and ADA compliant are required to provide pedestrian and bicycle movement between sidewalks and
principle building on site. ADA ramps will be required for all driveway crossings. Cross-walk and ADA
facilities are installed at main intersections adjacent to the site, see link for more information.

Summary of street trees ordinance standards: One street tree shall be planted for every 40’ of road
frontage. A 10’ minimum landscape strip is required along property road frontage per City Ordinances for
M-2 zoning designation, see link for more information.

Potential Pedestrian & Bicycle Destinations: Existing Sidewalks destinations include

commercial, retail, restaurants, industrial and residential establishments in the vicinity, see Exhibit L.
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Exhibit L
Existing Sidewalk Routes:

13



Exhibit L
Existing Sidewalk Routes:
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Transit Accommodations (Sec 2.2.3.4)
Existing Transit Routes: See attached Map for Xpress Transit Park & Ride Route. Exh. H

Exhibit H
Existing Transit Routes:

Existing High Capacity Transit Stations: None.
Existing Transit Service Details: Park-and-Ride Xpress Route 430: McDonough - Stockbridge to
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Downtown / Midtown Atlanta. See attached route and operating schedule. Exh. |
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Exhibit | -Existing Transit Service Details (Bus Schedule):
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Proposed Pedestrian Route to Access Transit: None.
Transit Stop Ridership: None

Existing Transit Stop Ridership: None
Transit Stop Amenity Standards: None.

Trip Generation & Adjustments

Trip Generation Inputs (Sec 2.2.4.1):
ITE Trip Generation Manual Used: ITE Trip Generation Manual 11*" Edition
ITE Land Use Code(s): Ready Mix Concrete Plant: Code 140 (Manufacture)
ITE Independent Variable Inputs for each Land Use Code: 1,000 SQFT GFA
Day & Time of Day of ITE Surveys: NJ/A - TBD
ITE Trip Generation Formula Used: T = 3.77 (X) +201.98
Trip Generation Calculation Alternative Approaches: NJA

Trip Generation Reductions: (NOTE: If the Gross ADT is less than 1,000 ADT then the Trip Generation Reductions section
is not required). N/A, ADT is less than 1,000
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Redeveloped Square Footage (If applicable — the DRI will replace existing development in operation when traffic
counts were taken): 33,684 SF

Alternative Mode Reduction (Sec 2.2.4.2): NJ/A

Contributing Factors: N/A

Summary of Existing and Proposed Bicycle / Pedestrian / Transit: NJA

Parking Requirements & Proposed Amount (Specific numbers must be included): Total Required Parking based
on M-2 (Heavy Industrial) Uses is 9 spaces. Total Provided Parking Spaces is 13.

Alternative Parking Provided: None

Affordable Housing: N/A

Transportation Demand Management: N/A

Supplemental Commuter Data: N/A

Proposed Reduction Percentage: N/A

Proposed Reduction Justification Explanation: NJA

Internal Capture / Mixed Use Reduction (Sec 2.2.4.3): NJA

Pass-by Trips Reduction (Sed 2.2.4.4): NJA

Proposed Pass-by Trips Table: NJA

Trip Generation Summary Table (Section 2.2.4.5): Total net calculated number of trips at build-out is 118 ADT (two-

way trips per 24-hour) - See Table 4 below for Trip Generation Summary with breakdown for various uses.

¢ Independent Variable Inputs
e Time Period

e Equation Formula

e The Equation Results

e Equations used

Table 3 - Trip Generation Summary Reduction

Trip Generation 118

Internal Trip Reductions N/A N/A %
Adjusted New Trips 0

Pass-by Reductions N/A N/A%
Total New Trips 118
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Table 4

Existing Operational Sign Company
Vehicle
Land Use . Time Period Peak Hours AM Peak Hours PM
Land Use Indepent Variable
Code(s) Weekdays 7AM-9AM 4PM-6PM
. 3.77(X)+201.98 0.617(X)+9.54 0.87(X)]+17.50
140 Manu{aCturmg 1,000 SQFT. GFA 50% IN/ 50% OUT| 76% IN/ 24% OUT 31% IN/ 63% OUT
8,768 /1,000%4.75=41.65 42 ADT
Heavy Vehicle
Land Use Land U ind t Variabl Time Period Peak Hours AM Peak Hours PM
nd Use ndepent Variable
Code(s) - Weekdays TAM-9AM APM-6PM
140 Manu{aCturmg 1,000 SQFT. GFA 50% IN/ 50% OUT [ 56% IN/ 44% OUT 41% IN/ 59% OUT
8.76%0.45=3.94 4 ADT
Proposed Operational SRM Concrete
Vehicle
Land Use . Time Period Peak Hours AM Peak Hours PM
Land Use Indepent Variable
Code(s) Weekdays 7AM-9AM APM-6PM
. 377(X)+201.98 0.65(X)+27.27 0.69(X}+20.74
140 Manu{aﬂurmg 1,000 SQFT. GFA 50% IN/ 50% OUT [ 73% IN/ 27% OUT 42% IM/ 58% OUT
33,684 /1,000%4.75=159.99 160 ADT
Heavy Vehicle
Land Use . Time Period Peak Hours AM Peak Hours PM
Land Use Indepent Variable
Code(s) Weekdays 7AM-9AM APM-6PM
140  |Manufacturing| 1,000 SQFT. GFA | so% 1N/ 50% OUT|  56% IN/ 44% OUT 41% IN/ 59% OUT
33.68*0.45=15.16 15 ADT
Existing ADT 42 - Proposed ADT 160 =  Total Net ADT: 118 ADT
Existing ADT4 - Proposed ADT 15 = Estimated Net Heavy Vehicle ADT: 11 ADT

*All rates and equation listed are from the ITE Trip Generation Manual, 11" Edition, 2021

Draft Schedule
Draft Transportation Study Submittal Date: TBD

Anticipated GRTA Review Schedule (Section 4.2): TBD by GRTA or ARC

DCA DRI ‘Initial Form” & “Additional Form’ Submittal Date(s):(Forms must be submitted before review begins.)

(Optional): Form 1 has been submitted by the City. Form 2 will be submitted to ARC prior to Final DRI.
Key Permitting Local Government Review Board Dates(s):

City of McDonough Community Development Department Review- TBD after DRI

Other meetings to be listed: None




Heavy Vehicle Enhanced Focus Area (Section 3.2.4.1): Heavy vehicles are expected to access the site from I-75 (North
& South) from Racetrack Road. This route will consist of the majority of heavy vehicle trips. A secondary access
route will be along Racetrack Road to SR 155 towards Conyers. Please refer to Exhibit J. The right-side entrance to
the site, as depicted on the site plan, will be the designated truck entrance.

Exhibit J -Truck Route Maps:

295 Racetrack Road to Interstate 75
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Exhibit J -Truck Route Maps:

295 Racetrack Road to Conyers

Pavement Condition: The heavy vehicle routes between the main entrance of the site and the nearest intersection in
both directions are: Racetrack Road to Zack Hinton PKWY (SR 155) and Racetrack Road to Hometowne Drive, see
Exhibit M for details. Based on the site inspection and attached pictures, the existing pavement conditions are in
great operable shape. No cracking, rutting, raveling, loss of section, bleeding, corrugation, edge cracks, patches,
potholes or base failures were found. Minor surface topping cracks were found in a couple of locations, see Exhibit
M for more details.
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Exhibit M:

Exhibit M: L-PIX #1
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Exhibit M: L-PIX #2

Exhibit M: L-PIX #3

Exhibit M: L-PIX #4
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Exhibit M: R-PIX #1

Exhibit M: R-PIX #2

Exhibit M: R-PIX #3
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Exhibit M: R-PIX #4

Exhibit M: R-PIX #5

Exhibit M: R-PIX #6
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Exhibit M: R-PIX #7

Roadway Width: Roadway width along Racetrack Road from Zack Hinton PKWY (SR 155) intersection to Hometowne
Drive intersection will be analyzed. The city of McDonough requires a minimum of 12’ wide lanes for heavy vehicles.

This is also required by GDOT. Please refer to the following Table 5 for existing specific pavement width for each
road segment.

Table 5 - Roadway Pavement Width

Northbound | Southbound | Standard Required

ID |Road Name / Section | LANE (FT) | LANE (FT) Width (FT)

Racetrack Rd
1 to 121 12 12

SR 155

Racetrack Rd
2 to 12 122 12

Hometowne Dr

Corner Radii: The heavy vehicle main entrance/ driveway is being widened to have a 35’ radii per city of McDonough
standards. Please see the following heavy vehicle diagram for the main project site driveway for access, Exhibit N.

30



Exhibit N:

E

RN

i

Racetrack Road - 80° R/W
(39' Paved)

Heavy Vehicle Staging: Heavy vehicle staging and overflow is provided on site. Please see Exhibit O from site plan for
specified location of heavy vehicle staging and overflow. Offsite heavy vehicle staging is provided at the entrance
and decel lane, See Exhibit N. The project anticipated delivery hours will be 7 am to 5 pm Monday thru Friday, 7 am
to 12 noon on Saturday and only occasionally on special occasions on Sunday. The expected number of delivery

vehicles during peak period is 2. The site plan provides a planned area to accommodate 6 heavy vehicles on-site, 3
overflow and 2 heavy vehicles off-site.

Pedestrian Safety: The proposed improved heavy truck driveway will also include ADA sidewalk ramps as required
by Americans with Disabilities ACT (ADA). The ADA tamps will be aligned and constructed on both sides of the main
driveway. The second driveway already incorporates ADA ramps.
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Exhibit O:
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Exhibit K -Sustainability Practices:

33



Introduction

A little about SRM
and who we Are













Facts about Concrete Ready-Mix Plants?

1. Is aconcrete Ready-mix plant the same as a cement plant?

¢ No - Ready-mix plants receive, store and load cement, aggregates, sand, additives and water to
make concrete. When orders are received, the concrete mixer trucks are loaded with specific
guantities of raw materials into the drum of a mixer truck. The mixing of materials and water occur
while the truck is in route to its deliver destination.

operations only combine the materials in specific proportions based on what is required by the
buyers.

v g s ey, 011000
* No - But they did at one time and still do at old facilities. SRM takes the following measures to nearly
eliminate airborne dust.

* Pave surfaces in lieu of gravel

* Daily cleaning of the site with sweeping and water washdowns.

* Storing aggregates and sands in blocked in areas, and water irrigation system to keep material damp.
* Use of dust collection systems for loading of all trucks. (Dust collection details on next slide)

(Facts: 1 of 3)






Facts about Concrete Ready-Mix Plants?

4. |Isthere a lot of Noise generated from the plant?
* Not more than other light industrial facilities - Ready-mix plants have typically between 8-10 trucks at each location.
* When next to residential properties, natural barriers like trees and berms help control noise levels.
¢ In other cases, block wall barriers and fencing almost makes the facilities become unnoticeable.

5. Do we have to worry about contamination of the soil and water?

* No - Although cement is caustic, the water used to clean the site and equipment is reclaimed through the wash cells. Water is
filtered and recycled for wetting the aggregate piles. The plant has to obtain permitting through the EPA for storm controls and
discharge where each site design is reviewed. A PH treatment machine can also be utilized to manage water discharge when the
site is designed not to capture 100% of wastewater.

6. Isthere Nuisance lighting?

* No - The facility typically operates from 7am to 5pm, Monday through Saturday. Minimal flood lighting is used at the site at night for
security. On rare occasions, at the request of major civil projects or special FDOT projects, the facility may have some extended
hours. Requests for using special types of lighting can be accommodated.

(Facts: 2 of 3)



Facts about Concrete Ready-Mix Plants?

* No to Damage of roads - Sites are selected that are designed for heavy truck traffic.

¢ No to leaving debris - With the paved surfaces at the site and the Load & Go truck wash, trucks can
exit the site in a clean state, which eliminates the risk of trailing debris on the roadway.

8. How about excessive truck traffic on the roadways?

* No-The truck traffic for a typical site is less than 100 trips a day, this may seem like a lot, butin a 10-
hour day, this equates to only 1 truck every 5-7 mins on a busy day.

9. What about the risks of chemical spills?

* No —All the products used to make concrete are considered nonhazardous. Almost all sites will keep
storage of diesel fuel for refilling the work trucks, however the fuel will be stored in double walled
approved containers and barricaded to protect from accidental punctures. Foremergencies, waste
spill kits are kept at every site in the event any work trucks were to lose fluids.

(Facts: 3 of 3)















Appendix A -Programmed Projects:
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Appendix B -Planned Projects:

35









Nyt
|
|
[ ]

5
9 5“‘\

ALY

| o

Lower -
|

Project Documents

-3

,\,a‘ \'l't.‘li."%i!y'.}

-

f,;’ o
‘.'_ b
& (s1] 5 3
s . ]

w -

Bon 2 g
s, & ()
S %
=
Hampton &
& B
g £
& F
&
Bruten®  Hampton Locust Grov® Re
Sunny Side

Racetrack R4

yg Mot

Py P‘C‘T'—‘“

Coan 01

Georgia Department of Transportation | Hei
m ey,

There are no items to show in this view.

®

Georgia Department of Transportation

Georgia Department of Transportation
One Georgia Center
600 West Peachtree NW
Atlanta, GA 30308
(404) 631-1990 Main Office
Contact Us

Employment









- — o e IO = =
¥ . | 5¥ v a* / <
trak N ¢ % S - Il /
) L % | 4
e p é\o 0_')0 McGari
g ™ = -
n \ McDonough ||
\\ 4 @
o ! 2 »
b Bridges Rd Qf = - Rocg
54 F \§ & o
= -
= n o
o - =
’ 2
o E
Phumps or & = T
e g{.\ =
g 'E Racetrack Rd
w

|l 0
k=4 | et
(J,,m

“nd Rd

().‘.i.h

T
o

d
Georgia Department of Transportation | Her

Project Documents

Approved Concept Reports
0015089_CR_FEB2020.pdf
0015089_L&D_MAR2023.pdf

0015089 _L&D_AD_APR2023.pdf

®

Georgia Department of Transportation

Georgia Department of Transportation
One Georgia Center
600 West Peachtree NW
Atlanta, GA 30308
(404) 631-1990 Main Office

Contact Us









Ract

10 1EN

0007856 S

-
%

o7 = N
LD .
k3

Dr 4014

He:
*¥ twood AY®

“'\a Henry County, GA, Esri, HERE, Garmin, 11

Project Documents

Approved Concept Reports
0007856_L&D_Affidavit JUN2024.pdf
0007856_L&D_MAY2024.pdf

0007856_CR_APR2023.pdf

®

Georgia Department of Transportation

Georgia Department of Transportation
One Georgia Center
600 West Peachtree NW
Atlanta, GA 30308
(404) 631-1990 Main Office

Contact Us








