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[ ZONING MAP AMENDMENT U $915S

BOONE COUNTY PLANNING COMMISSION SEP -0 5 2023

Seven (7) copies of submitted drawings are requirec PLAE!S%%EC%%JP&J @élON

An application consists of all fees paid in full, submitted drawings, and a conhbleted application form

SECTION A: (To be completed by applicant)
McDonald's Restaurant with Drive-Thru

1. Name of Project:

, .. Southeast corner of Mt. Zion Road & Lakeside Drive, Florence, KY 41042
2. Location of Project:
3. Total Acreage of Project: 1.01 Acres

MHP (Mobile Home Park)
C-4 (Commercial Four)

4, Current Zoning of Property:

5. Proposed Zoning of Property (classification being requested):

6. Proposed Use(s) (specify each use):

7. Proposed Building Intensities (specify for each building):
Gross floor area would be 4,395 s f. with space inside for 70 seats in the dining room. The drive-thru would be a two-lane

drive-thru with a pay window and two (2) pick-up windows

8. Are you applying for any of the following (check all that apply):
Conditional Use Permit [x1 variance #

Mt. Zion MHC LP
467 Erlanger Road

9. Current Owner:

Address: :
Erlanger KY 41018
City State Zip Code
Phone Number: Fax Number:
Email: -
10.  Applicant: Atty. James Parsons, KMK Law (Agent for McDonald's)
Address: One East Fourth Street, Suite 1400
Cincinnati OH 45202
City -State Zip Code
Phone Number: (513) 579-6960 Fax Number: (513) 579-6457

Email: jparsons@kmklaw.com

11.  Are there any existing buildings on the site: Yes 1 No
If yes, indicate how many: There are five (5) existing mobile homes and concrete slabs for several other mobile homes at the proposed site
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‘Deed Book Page Number Group Number
13. Have you had a pre-application meeting with the BCPC staff: Yes 1 No
14.  Have you submitted a Concept Development Plan: Yes [] No

16, Have you met or discussed your proposed development with any of the following
organizations/agencies (check all that apply):

] Boone County Building Department Local Fire District
Boone County Public Works Department 1 Local School District
1 Boone County Water District 1 Northern Kentucky Heaith Department
-1 Cincinnati Bell ] owen Cooperative Electric, inc.
1 cincinnati/Northern Kentucky International ] sanitation District No. 1
Airport (Kentucky Airport Zoning Commission [] usDA NRCS/Boone County
for height restrictions near the airport) Conservation District
[ Duke Energy ] Other:
[ Florence Public Services Department

Kentucky Division of Water
[v1 Kentucky Transportation Cabinet

16. Concept Development Plan Jurisdiction/Location (check all that apply):.
Unincorporated Boone [ Florence  [] Walton [ Union

17.  Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:

In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time fimit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit
waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on November 30, 2023

) MS . Waging Member/ President CEO
Property Owner’s Signature:

* \
W
Applicant’s Signature: (;QW &f
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STAFF REPORT ' #2

Request of KMK Law, per James Parsons (applicant) for Mt. Zion MHC
LP, per Kurtis P. Keeney (owner) for a Zoning Map Amendment from
Mobile Home Park (MHP) to Commercial Four (C-4), including the following
variances: (1) reducing the Buffer Yard A width from ten (10) feet to one
(1) foot along Mt. Zion Road; (2) reducing the Buffer Yard A width from ten
(10) feet to one (1) foot along Carpenter Drive; and (3) reducing the rear
yard building setback from fifty (50) feet to thirty-eight (38) feet, for an

~ approximate 1 acre area located at the southeast corner of the intersection

of Mt. Zion Road and Lakeside Drive, including the properties at 266, 270,
274, 278, 282, 286, and 290 Carpenter Drive and 10006 West Garland
Court, Boone County, Kentucky. The request is for a Zoning Map
Amendment to allow the development of an eating and drinking
establishment with drive-through service. :

October 4, 2023

REQUESTS

A

The first request is a zoning map amendment for an approximate 1 acre area from
MHP to C-4 in order to develop a 4,359 square foot eating and drinking
establishment (McDonald's) with drive-through service.

The second request is for a Variance to reduce the street frontage buffer
requirement from 10 feet in width to approximately 1 foot in width along Mt. Zion
Road.

The third request is for a Variance to reduce the street frontage buffer requirement
from 10 feet in width to approximately 1 foot in width along Carpenter Drive.

The fourth request is for a Variance to reduce the rear yard building setback from
50 feet to approximately 38 feet.

PERTINENT SITE HISTORY

The site was developed as a mobile home park sometime in the early 1970's.

APPLICABLE REGULATIONS

A.

Section 308 of the Boone County Zoning Regulations states that before any map
amendment is granted, the Planning Commission and legislative body shall use

the following criteria:

1. The map amendment is in agreement with the adopted comprehensive plan
and any specific study designed to further detail the Boone County

Comprehensive Plan for the location in question; or

2. The existing zoning classification is inappropriate and that the proposed
zoning classification is appropriate; or
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3. There have been major changes of an economic, physical, or social nature
not anticipated in the adopted comprehensive plan that substantially alter
the area's character.

B. Section 302 of the Boone County Zoning Regulations states that at the time of
filing an application for a zoning map amendment, an applicant may also request
a dimensional variance for the same development.

C. Section 250 of the Boone County Zoning Regulations defines a variance as a
departure from dimensional terms of the zoning regulation pertaining to the height,
width, or location of structures, and the size of yards and open spaces where such
departure meets the requirements of KRS 100.241 to 100.247.

D. The Planning Commission should evaluate the variance as it relates to the
Variance criteria as stated in Section 251 of the Boone County Zoning Regulations.

Before any variance is granted, the Board must find that the granting of the
variance will not adversely affect the public health, safety or welfare, will not alter
the essential character of the general vicinity, will not cause a hazard or a nuisance
to the public, and will not allow an unreasonable circumvention of the requirements
of the zoning regulations. In making these findings, the board shall consider

whether:

1. The requested variance arises from special circumstances which do not
generally apply to land in the general vicinity, or in the same zone;

2. The strict application of the provisions of the regulations would deprive the
applicant of the reasonable use of the land or would create an unnecessary

hardship on the applicant;

3. The circumstances are the result of actions of the applicant taken subsequent
to the adoption of the zoning regulation from which relief is sought.

The Board shall deny any request for a variance arising from circumstances that
are the result of willful violations of the zoning regulation by the applicant
subsequent to the adoption of the zoning regulation from which relief is sought.

E. Section 505.4 and Table 5-5 of the Boone County Zoning Regulations principally
permits eating and drinking establishments in the C-4 zoning district.

F. Section 1004.6 of the Boone County Zoning Regulations allows for Drive-in
facilities as an accessory use in the C-4 zoning district.

G. Section 3155 of the Boone County Zoning Regulations requires the following
stacking standards:
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Eating and Drinking Establishment: A minimum of four (4) stacking spaces, per
drive-through lane, prior to the menu board/ordering station, plus one (1) stacking
space at the menu board/ordering station, plus a minimum of four (4) stacking
spaces between the menu board/ordering station and the pick-up window.

The zoning administrator may modify the requirements of this subsection, based
upon the submittal of a traffic/parking study.

Table 31.1 of the Boone County Zoning Regulations shows the following minimum
building setbacks that are required in a C-4 district:

1. Front Yard — 30 feet
2. Rear Yard — 50 feet when adjoining MHP
3. Side Yard — 50 feet when adjoining MHP

Table 32-2 and Section 3620 of the Boone County Zoning Regulations require a
street frontage buffer to be a minimum of 10’ in width.

Section 1004. A of the Boone County Zoning Regulations states that the purpose
of the Commercial Four district is to provide locally oriented commercial services,
either retail, recreational or office uses, in areas located near or adjacent to
interstate highways and arterial roads. These areas are either currently or
expected to experience rapid growth due to the population projections and
recommended land uses in the Boone County Comprehensive Plan and in other
land use studies. Such uses would serve to accommodate the service demands of
an expanding local population that normally can't be met because of the limited
type and scale of office, recreational or retail use in the immediate area. These
types of uses are intended to serve the local population or community rather than
regional interests. Districts will be located near or adjacent to interstate highways
and along arterial roads whereby access and visibility are required to serve local
residents. These districts shall be limited in size in order to provide maximum
ingress and egress for the local population.

RELATIONSHIP TO COMPREHENSIVE PLAN

A

The Our Boone County Plan 2040 Future Land Use Plan designates the site for
Commercial uses, which is described as “retail, corporate and professional office,
interchange commercial, indoor commercial recreation, restaurants, services, etc.”

The Land Use Plan Element of Our Boone County Plan 2040, includes the
following passages, which relate to the request:

. Development at the Mt. Zion interchange should be planned in such a way as to

not greatly impact the existing and planned Suburban Density Residential uses in
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the area. KY 536 (Mt. Zion Rd.) is planned for major widening, which will make this
corridor a major arterial route from Boone County, through Kenton County, to
Campbell County. Reconstruction of the Mt. Zion/l-75 interchange is expected to
begin in 2019 and the reconstruction of Mt. Zion Road from I-75 to Old Union Road
is underway and should be completed by 2020. Commercial activity associated
with the interchange should be concentrated on the east side of the interstate.
Access for these commercial uses should be coordinated so that all development -
can easily access traffic signals. All commercial development should be planned
with attention to possible traffic impacts because this interchange will serve an
increasing volume of residential, commercial, and industrial traffic. The type of
commercial activity northeast of the interchange should serve the residential areas
on Mt. Zion Road and along Dixie Highway, Gateway Technical College, and the
Northern Kentucky Industrial Park. Street and parking lot connections are critical
in this area to help traffic flow on Mt. Zion Road. South of the interchange, between
the interstate and U.S. 25, should develop in a variety of residential and
commercial mixed uses. in time, the Greenlawn Estates Mobile Home Park should
redevelop as Commercial due to its high visibility and access along Mt. Zion Road.
Mobile home development should not extend south of Maher Road.
Reconstruction and widening of U.S. 25 creates the potential for redevelopment in
much of this corridor. Mixed use development with prevalent interconnections is
recommended. (Florence Industrial Future Land Use Geographical Area, pg.

132).

2. “Developments in Boone County must recognize the potential impacts upon
adjoining land uses and incorporate a transition of land uses, building setbacks,
and/or landscaping to minimize these impacts. Potential impacts include visual,
noise or vibrations, odors, dust, smoke, and light. Buffering to mitigate these
impacts should be an integral part of the design of proposed projects; where
appropriate, existing site features should be used in meeting this guideline.
Developments should provide buffering along public roadways, to soften the visual
impact. Appropriate wooded areas and stream valleys should remain as open
space within developments and between developments. Developments proposed
adjacent to planned or established open spaces should provide pedestrian access
where appropriate. Natural green space benefits the community. as well as
encourages developers to create innovative development designs through
clustering of buildings and impermeable area. Typically, buffering is required and
provided between both like and unlike land uses. However, as the development of
Boone County fills in previously rural areas, different lot sizes and designs of
residential development sometimes impact each other. Where an appropriate
gradation of lot size and setbacks cannot be designed into a proposed residential
subdivision development of a significantly higher density than existing adjacent
residential uses, deliberate vegetation buffering may need to be incorporated into
the design to help protect low density residential areas. Buffer areas should use
and supplement existing site features where possible” (Future Land Use
Development Guidelines, Buffering, pp. 95-96).
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3. “Developments in Boone County must include landscaping to accompany the
proposed project. Retention of existing healthy vegetation is considered a
component of landscaping and is encouraged. This landscaping should be
designed to improve the public view of a development, and should be incorporated
into parking lots and other vehicle circulation areas, as well as within open spaces
and around structures. Landscaping is intended to soften the visual impacts of the
development from adjoining properties and roadways. The amount of heat
absorbed by impervious cover from sun radiation is decreased by landscaping,
which reduces energy costs. Landscaping helps purify the air of harmful pollutants,
thus reducing health impacts. It also helps reduce the quantity and improve the
quality of storm water runoff, including temperature. The use of bioretention islands
(water filtering basins) and grass swales should be used where possible in place
of raised islands as described in Northern Kentucky's Storm Water Best
Management Practices Manual (2012). Native species are often heartier than
nursery stock and should be used wherever possible to minimize pesticides and
other high impact forms of maintenance. Developments along major roadways in
Boone County must include landscaping between the development and the right-
of-way in order to promote the aesthetic appearance from the roads and to
facilitate the compatibility of differing land uses (Future Land Use Development
Guidelines, Landscaping, pg. 96).

4. Developments in Boone County must recognize the potential impacts of
associated traffic on adjoining properties and transportation systems. The need
exists to protect the capacity of the existing roadway network and to plan
improvements to accommodate new development and travel patterns. Access
management provisions include the coordination of curb cuts, adequate corner
clearance and sight distance for access points, adequate spacing between access
points, shared access points and parking facilities, provisions for access
connections to adjoining properties, and dedication of public right-of-way (Future
Land Use Development Guidelines, Access Management, pg. 96).

5. Developments in Boone County should give consideration to the overall design of
the area. Site, landscape, and building design should be a primary concern at the
early stages of the development, with an emphasis on the aesthetic impact of the
proposed use. The minimal use of signs is encouraged; signage should be
adequate to identify a specific development, but should not be used as a means
to compete for motorist attention. The objective is to avoid the confusion and/or
distraction of motorists, and to avoid the potential negative impacts of signs on the
visual appearance of a development or corridor. Utility lines should be placed
underground wherever possible, and junction boxes screened from public view
(Future Land Use Development Guidelines, Design, Signs, and Cultural Resource

Preservation, pg. 97).

C. The following Our Boone County Plan 2040 Goals and Objectives apply to this
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application:

1.

Land uses and zoning decisions shall strive to balance the rights of
landowners with the rights of neighbors and the community (Overall Goal
A, Objective 4).

Provide appropriate services, housing, employment, and shopping
opportunities in order to meet the needs of the population in all geographic
areas of the County (Demographics Goal A, Objective 4).

Boone County businesses are developed in appropriate locations and are
compatible with surrounding land uses. (Economy Goal B).

Compact, efficient development patterns shall be encouraged for
industrial, commercial, and office uses with appropriately sized and well
maintained buffer spaces between the business use and other land uses.
(Economy Goal B, Objective 1).

Mixing of commercial and non-commercial uses shall occur in areas where
consideration has been given to assure compatibility with surrounding land
uses and natural systems (Economy Goal B, Objective 2).

Commercial uses shall be designed and located to coordinate with the
surrounding land uses and shall have safe access and adequate parking.
(Economy Goal B, Objective 3).

Priority shall be given towards maintaining, protecting, and improving the
capacity and safety of the existing road system across jurisdictions
(Transportation Goal A, Objective 1).

Roadway capacity shall be preserved by utilizing access management
policies and guidelines (Transportation Goal B, Objective 4).

Traffic impact analysis should be used as a tool to address impacts to the
existing transportation system. (Transportation Goal C, Objective 3).

D. Mt. Zion Road is a state-maintained arterial street providing for two-way traffic
within five driving lanes and additional turn lanes. There are multi-use paths along
both sides of the roadway. The posted speed limit is 45 MPH.

E. Lakeside Drive and Carpenter Drive are privately maintained streets providing two-
way traffic within two driving lanes. There are sidewalks located along the private

streets. The posted speed limit is 20 MPH.
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ADJACENT LAND USES AND ZONES

North: Commercial businesses (C-4)

South:; Mobile Home Park (MHP)

East: Mobile Home Park (MHP)

West: Commercial businesses (C-4) and Mobile Home Park (MHP)

SITE CHARACTERISTICS

A. The approximate 1-acre area is located along the south side of Mt. Zion Road, the
east side of Lakeside Drive, and the north side of Carpenter Drive.

B. The area to be rezoned has approximately two hundred and ninety-four (294) feet
of frontage along Mt. Zion Road, approximately three hundred and forty (340) feet
of frontage along Carpenter Drive, and approximately one hundred and twenty
(120) feet of frontage along Lakeside Drive.

C. The approximate 1-acre area is currently occupied by five mobile homes.

D. The proposed site will be accessed from the signalized intersection of Mt. Zion
Road and Lakeside Drive.

E. Topographically, the approximately 1-acre site slopes from Mt Zion Road back to
Carpenter Drive at an average grade of 3%.

F. There is currently a barricade across Lakeside Drive preventing access to the
mobile home park from Mt. Zion Road.

G. The main access to the mobile home park is from the intersection of Dixie Highway
and Beeson Drive.

H. There appears to be a regional retention pond located near the end of Lakeside
Drive.

CONCEPT PLAN

A. The applicant is proposing the following:

1.

Construction of a 4,359 square foot McDonald’s restaurant with drive-through
service and a 70 seat dining room.

2. A single point of access to and from the site onto Lakeside Drive.
3.
4 Provision for utilities, lighting, signage, and landscaping.

Asphalt paving providing a total of 43 parking spaces.

STAFF COMMENTS
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A. Staff has reviewed the submitted Concept Development Plan and sign package
against the Boone County Zoning Regulations and offers the following comments.
Given the conceptual nature of the submitted plan, this review is not intended to
be all-inclusive.

1. Staff has requested that peak hour trip generation information be provided
for the drive-through based on existing McDonald’s sites located in Boone
County.

i.  Staff expressed that although the Plan shows compliance with the
stacking requirements for drive-through facilities, additional vehicles
at peak time could impede upon the required 14-foot wide width of
the internal, one-way drive aisle.

2. Section 3220.A states that the Planning Commission may require that all
traffic requiring access to and from a development shall operate in such a
manner as to not adversely affect the level of service of the roadway.
Provisions for the present or future construction of a frontage road,
restriction or channelization of turning movements, or other improvements
may be required, as a condition of approval, in order to maintain the level
of service of any adjacent roadway.

i. The Concept Development Plan shows a 24" barrier curb being
constructed to prohibit traffic from accessing the mobile home park
via Lakeside Drive. Although this reduces the potential traffic to this
use, it does not allow for the potential of future connections as this
area transitions towards the recommended, commercial use.

3 Section 3232.B states that adequate stacking capacity must be provided for
both inbound and outbound vehicles to facilitate safe movement. Inbound
vehicle storage areas must be of sufficient size to ensure that vehicles will
not obstruct the adjacent street, sidewalk, or circulation within the
development. Outbound vehicle storage areas must be provided to
eliminate backup and delay of vehicles within the development.

i. The Concept Development Plan does not provide stacking
information for vehicles exiting the site. There could be stacking
issues exiting the parking lot out onto Lakeside Drive and potentially

Mt. Zion Road.

4. Section 3311. states that one (1) off-street loading space shalll be provided
and maintained on the same lot for every building designed to house uses
which require delivery of goods and having a modified gross floor area of
up to five thousand (5,000) square feet.
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i.  The Concept Development Plan does not address deliveries to the
proposed use, nor does it identify a loading space.

5. Section 3645.B.4 states that buffer yards can be located within building
setbacks, and in some circumstances can be located within  utility
easements or rights of ways. However, this will require approval by the
Planning Commission Staff and shall only be permitted if the required
amount of plant material can be accommodated in an area in which the
plants will be permitted to flourish. Planting within these areas shall require
a written agreement from the grantee of the easement or owner of the right-
of-way.

i.  The Concept Development Plan shows proposed landscaping within
the right-of-way of Mt. Zion Road. Staff has not received an
approved encroachment permit or an email from the Kentucky
Transportation Cabinet to allow the landscaping within the public
right-of-way.

6. Section 3151.A states that within Unincorporated Boone County and the
Cities of Union and Walton, trash collection structures shall be constructed
of brick or masonry walls and/or wooden fences which are a minimum of
five (5) feet tall or one (1) foot higher than the trash container to be
screened. Chain link fences with slats are not acceptable enclosure

materials.

i. The Concept Development Plan references an architectural plan
detail for the trash collection structure. Staff was not able to identify
the architectural plan sheet that provided the detail.

7 Section 3155 A.5. states that intercoms or other audio devices used in
conjunction with a drive-through facility shall not be audible beyond the
property line of the lot containing the drive-through facility.

i. The proposed ordering station is less than 80 feet from the east
property line. Staff cannot determine from the submitted plan if the
proposal will be audible to the adjacent mobile home tenants.

8. Section 3325 outlines the formulas for determining the number of required
parking spaces. An eating and drinking establishment located in
Unincorporated Boone County requires 1.00 space for every 2 seats
including wait area seating, plus 1.00 space for each 20 sf of open wait
area; any drive-in service spaces shall not be credited towards required

spaces.
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i.  The Concept Development Plan shows a total of provided parking to
be 43 spaces. The calculation shows that 38 spaces are required
but does not account for the drive-in service spaces. The submitted
sign package shows ten (10) signs dedicated to “Curbside Pick Up”
and six (6) “Drive Thru Reserved”, but those spaces are not indicated
on the plan nor accounted for in the calculations.

9. Section 3400 through Section 3408 gives the Zoning Regulations as it
pertains to signs.

i.  The submitted sign package shows directional signs for “Curbside
Pick Up” and “Drive Thru Reserved” being seven (7) feet in height.
The maximum allowable height for directional signs is five (5) feet.

i. The sign package includes a 25-foot-high McDonald'’s flag which is
prohibited.

ii.  The McDelivery, Mobile Order, and Window Position signs meet the
definition of projecting signs which are prohibited in the C-4 Zoning
District.

10.Table 36-1 outlines the required buffer yards of the Zoning Regulations.

i. The proposed zone to be developed would be C-4 and the east
property line would adjoin the MHP requiring a Buffer Yard “B”. The
plan would need to be revised to meet the planting requirement for
that buffer yard.

B. A Traffic Impact Study was submitted with the request and it's part of the record
as an exhibit. Staff included the executive summary, introduction, and the
recommendations and conclusions in the Staff Report.

The following information comes from the Traffic Impact Study:

Table 1
Regional Traffic Distribution

AM Peak PM Peak

Existing Traffic Percentage
Distribution/Orientation (To/From) Entering Exiting Entering Exiting

East on Mt. Zion Road (KY 536)
West on Mt. Zion Road (KY 536)

100% 100% 100% 100%
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Table 2
Trip Generation — McDonald’s Restaurant

AM Peak Hour PM Peak Hour

McDonald’s Restaurant Development
Land Use Unit Enter Exit Total Enter Exit Total

Fast-Food Restaurant w/Drive Thru
Pass-By Reduclion @ 50% AM. 65% PM
Final Trips

& Trip Generation Manual, Institute of Transportation Engineers (ITE), 11" Edition. See Excerpts in Appendix D.

C. An inter-departmental email was sent to the Boone County Building Department,
Boone County Public Works, Boone County Water District, Florence Fire
Department, KYTC, and SD1 requesting comments pertaining to the requests.
These comments are attached to the Staff Report.

STAFF CONCERNS

1. There doesn’t seem to be pedestrian access from the existing sidewalks into the
site. Can a sidewalk be provided from the existing sidewalk along Lakeside Drive
into the site at the striped pedestrian crossing in the parking lot?

2. Any signage will be required to meet the applicable Zoning Regulations for the C-
4 zoning district and be submitted as a separate permit.

3. Section 3155 A.5. states that intercoms or other audio devices used in conjunction
with a drive-through facility shall not be audible beyond the property line of the lot
containing the drive-through facility. With the east property line being less than
80 feet away, can you address how this may affect the adjacent mobile home
tenants?

4. The submitted Concept Plan shows parking that would meet the requirements but
does not show proposed curbside pick-up or drive-through reservations. Will
there be dedicated parking spaces for those applications?

5. The Concept Plan that was submitted doesn’t address deliveries. Moreover, it does
not identify a designated area for loading. Can the plan be revised to include a
dedicated loading space? Are deliveries made using tractor-trailers? If so, have
turning simulations been conducted and evaluated?

6. Staff would like the issue of future connectivity addressed. Has there been any
discussion about the continuation of commercial development and future access
whenl/if it continues along Mt. Zion Road?
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7. Staff requests that stacking information be provided for the drive-through which is

based on existing McDonald'’s sites located in Boone County.

. Staff would like the applicant to address the stacking onto Lakeside Drive coming

out of the development. Is there a potential for exiting vehicles to back up into the
development while waiting for the traffic light?

. Is it possible to reconstruct a portion of Carpenter Drive further south? This would

allow for a better bypass lane and eliminate some of the stacking concerns. It
could also allow for a full street buffer along the southern boundary and compliance
with the rear yard setback.

CONCLUSION

A.

Respecﬁfully submitted,

Steven Lilly
Planner, Zoni

The request for the proposed zoning map amendment needs to be evaluated by
the Boone County Planning Commission and Boone Fiscal Court in terms of
Kentucky Revised Statute (KRS) 100.213, Article 3 of the Boone County Zoning
Regulations, the appropriate planning documents noted herein, and the potential
impacts on existing and planned uses in the area. The 2040 Future Land Use
Map will not need to be amended if the request is approved.

The request for the proposed Variance needs to be evaluated by the Boone County
Planning Commission in terms of Kentucky Revised Statute (KRS) 100.243, Article
2 of the Boone County Zoning Regulations, the appropriate planning documents
noted herein, and the potential impacts on existing and planned uses in the area.

SCL/ss

Attachments:

*Vicinity Map

*Aerial Map

*Topographical Map

*Zoning Map

*2040 Future Land Use Map

* Application

*Materials Submitted by the Applicant
*Concept Development Plan

* Inter-departmental emails
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DocusSign Envelope [D: 51 7B3CC1-48B9-4B55-BCA5-ABD762C06065

~

ZONING MAP AMENDMENT
BOONE COUNTY PLANNING COMMISSION

Seven (7) copies of submitted drawings are required

An application consists of all fees paid in full, submitted drawings, and a completed application form

SECTION A: (To be completed by applicant)

1.
2,

10.

11.

McDonald's Restaurant with Drive-Thru
Southeast corner of Mt. Zion Road & Lakeside Drive, Florence, KY 41042
1.01 Acres
MHP (Mobile Home Park)
C-4 (Commercial Four)

Name of Project:

Location of Project:

Total Acreage of Project:

Current Zoning of Property:

Proposed Zoning of Property (classification being requested):

Proposed U_se(s) (specify each use):

o 9 MeDonaldis R ¢ with Defve T .

Proposed Building Intensities (specify for each building):

Gross floor area would be 4,395 s.f, with space inside for 70 seats in the dining room. The drive-thru would be a two-lane
drive-thru with a pay window and two (2) pick-up windows

Are you applying for any of the following (check all that apply):
Conditional Use Permit Variance

Mt. Zion MHC LP

Current Owner:
Address: 467 Erlanger Road
Erlanger KY 41018
City State Zip Code
Phone Number: Fax Number:
Email:
Applicant: Atty. James Parsons, KMK Law (Agent for McDonald's)
Address: One East Fourth Street, Suite 1400
ress:
Cincinnati OH 45202
City State Zip Code

(513) 579-6960 - Number. ___(513) 579-6457

jparsons@kmklaw.com

Phone Number:

Email:

Are there any existing buildings on the site: Yes 1 No

If yes, indicate how many: There are five (5) existing mobile homes and concrete slabs for several other mobile homes at the proposed site
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Zoning Map Amendment
Page 2

12

Deed Book Page Number Group Number
13. Have you had a pre-application meeting with the BCPC staff: Yes [ No
14.  Have you submitted a Concept Development Plan: Yes [ No

15. Have you met or discussed your proposed development with any of the following
organizations/agencies (check all that apply):

Local Fire District

Local School District

Northern Kentucky Health Department
Owen Cooperative Electric, Inc.
Sanitation District No. 1

1 Boone County Building Department
Boone County Public Works Department
] Boone County Water District
E Cincinnati Bell

Cincinnati/Northern Kentucky International

0 00000

Airport (Kentucky Airport Zoning Commission USDA NRCS/Boone County
for height restrictions near the airport) Conservation District
] Duke Energy Other:

] Florence Public Services Department
Kentucky Division of Water
Kentucky Transportation Cabinet

16.  Concept Development Plan Jurisdiction/Location (check all that apply):'
Unincorporated Boone ~ [] Florence  [J Walton [ Union

17.  Waiver of 60 Day Time Requirement by Originator for Final Planning Commission Action:
In accordance with the provisions of KRS 100.211, the applicant(s) and property owner(s) or
originator(s) hereby waive the 60 day time limit for the Boone County Planning Commission to take final
action on my (our) Zoning Map Amendment/Concept Development Plan application. This time limit

waiver is considered effective immediately upon receipt by the Boone County Planning Commission
and expires on November 30, 2023

L"Wﬁs P Wa ing Member/ President CEO
Property Owner’s Signature: i

] N\
b A N2y
Applicant’s Signature: (ﬁ ) &f
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Zoning Map Amendment
Page 3

SECTION B: (To be completed by Planning Commission staff)

1. Date Received: Fee Received: Receipt #:

2. Number of Copies Received:

3. Has the following been submitted (check all that apply):

[C] completed Application
Concept Development Plan
Legal Description
Names and Mailing Addresses of Adjacent Property Owners

4, Date the application is Administratively Complete (as defined in KRS 100.211):
5. Staff Reviewer:
6. Committee Chairperson:
7. Scheduled Public Hearing Date:
8. Boone County Planning Commission Action: Date of Action:
Approved
Approved with Conditions
Denial
Other
9. Resolution Number:

Boone County Planning Commission
Boone County Administration Building
2950 Washington Street, Room 317
P.O. Box 958
Burlington, Kentucky 41005
Phone: 859-334-2196 Fax: 859-334-2264

plancom@boonecountyky.org
www.boohecountyky.org

BCPC: March 2023



BOONE COUNTY, KENTUCKY — ZONING MAP AMENDMENT MHP TO C-4

1.01 ACRE PARCEL ON SOUTH SIDE OF MT. ZION ROAD AT LAKESIDE DRIVE
(THE “PROPERTY”)

Project Narrative

The proposed Map Amendment is for a planned new 1.01 acre parcel located at Mt. Zion
Road (KY 536) and Lakeside Drive, Florence (unincorporated Boone County), Kentucky. The
plan is to lease the Property, which is currently part of the Greenlawn Estates Mobile Home Park,
and to redevelop the Property as a new McDonald’s restaurant with drive-thru lanes with a gross
floor area of 4,395 square feet.

The Map Amendment includes a request to approve the Concept Plan submitted herewith
and to approve required side yard variances along Mt. Zion Road, Lakeside Drive and Carpenter

Drive.

The Property is currently zoned Mobile Home Park (MHP), and the request is to amend
the zoning for the Property to Commercial-Four (C-4), which is the same zoning as the other
commetcial uses to the west and north of the Property.

Boone County, KY Zoning Regulations — Section 308 Findings Necessary for Map
Amendment

The Boone County Zoning Regulations state the following:

Before any amendment is granted, the Planning Commission or the legislative body
shall determine that one or more of the following findings apply:

1. The map amendment is in agreement with the adopted comprehensive plan
and any specific study designed to further detail the Boone County
Comprehensive Plan for the location in question;

2. The existing zoning classification given to the property is inappropriate and
that the proposed zoning classification is appropriate;

3. There have been major changes of an economic, physical, or social nature
within the area involved which were not anticipated in the adopted
comprehensive plan and which have substantially altered the basic character

of such area.

Compliance with the Comprehensive Plan

For the foregoing reasons, the requested Map Amendment is consistent with the duly
adopted Comprehensive Plan for the County titled “Our Boone County Plan 2040,” adopted June

5, 2019 (the “Comprehensive Plan”).



The Property is included within the “Florence Industrial” section of the Comprehensive
Plan, as shown on the following map:

Davsmpeiiety Saeuie (US5)
BEwesieraw! {7y

Gamrmralily
Bzaseds Pated [
SR (1)

= W iy Gataben Daesty litrdeess\ (HID)
L Dty Rgraseiad L)

wepdresTgyANGter M}

While there are general references to the Comprehensive Plan to show that the Map
Amendment is in compliance, in the case at hand, there are specific references that show the change
from Mobile Home Park to Commercial complies with the Comprehensive Plan. The last
paragraph of the narrative for the Florence Industrial section of the Comprehensive Plan on page
132 provides as follows:

South of the interchange, between the interstate and U.S. 25, should
develop in a variety of residential and commercial mixed uses. In
time, the Greenlawn Estates Mobile Home Park should redevelop as

2



Commercial due to its high visibility and access along Mt. Zion
Road.

The Project is the first commercial development of part of the Greenlawn Estates Mobile
Home Park and is encouraged to happen by the Comprehensive Plan. With the recent
reconstruction of Mt. Zion Road, commercial expansion in this area is appropriate. Furthermore,
the change to C-4 is consistent with the zoning for the other commercial uses in the immediate
area.

Variance Request

The Applicant requests the following variances:
(1) From Atticle 36, Section 3620 - Landscaping Along Street Frontages (public or private)

« For both Mt. Zion Road and Carpenter Drive, the site is required to have a 10’ wide

buffer area
o With the current site plan, neither frontage has a 10' wide buffer area (for the entire

frontage)
(2) From Article 31, Table 31.10 - Rear Yard Building Setback

« Rear Yard Building Setback in the C-4 zoning district (the proposed zone), a 50' rear yard
and side yard setback is required when a property zoned C-4 is adjacent to a property
zoned MHP (or any other residential district)

« With the current site plan, part of the restaurant at the southwest corner of the building is
less than 50' from the adjacent parcel zoned MHP (Mobile Home Park) to the south;

The requested variances will not alter the essential character of the general vicinity, will
not cause a hazard or nuisance to the public, and will not allow an unreasonable contravention of
the zoning regulations. While the minimum side yards will need to be varied, significant
Jandscaping will be provided to buffer the area. In addition, the applicant has received approval
from the State Highway Department to provide landscaping in the right-of-way along Mt. Zion
Road. The landscaping planned for the site is significantly greater than that provided for the other
commercial uses along Mt. Zion Road. Further,

o The requested variance arises from special circumstances which do not generally
apply to land in the general vicinity, or in the same district.

e The strict application of the provisions of the regulations would deprive the
applicant of the reasonable use of the land or would create an unnecessary hardship
on the applicant.

. The circumstances are the result of actions of the applicant taken subsequent to the
adoption of the zoning regulations from which relief is sought.

12804782.2
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DESCRIPTION: Mt. Zion MHC, LP
Purchase Property — 1.057 Ac.

LOCATION: Mt. Zion Road & Lakeside Drive

DATE: June 21, 2023

Situated in the County of Boone, Commonwealth of Kentucky, located on the South side of Mt.
Zion Road (KY Hwy 536), and being all of the remaining portion of a 34.672 acre tract conveyed
to Mt. Zion MHC, LP in Deed Book 1187, Page 362 of the Boone County Clerk’s Records at
Burlington and being more particularly described as follows:

Begin at the centerline intersection of Mt. Zion Road (KY Hwy 536 Sta. 191+66.01) and
Lakeside Drive (Sta. 100+00), thence, departing the centerline of said Mt. Zion Road, and with
the centerline of said Lakeside Drive, the following two courses: South 10°22'566" East, 57.25
feet; thence, with a curve to the right having a radius of 200.00 feet, an arc length of 16.63 feet,
and a chord bearing South 07°59'59" East, 16.63 feet to a point on the South line of Parcel 118,
Tract A, as conveyed to the Commonwealth of Kentucky, Transportation Cabinet, Department of
Highways in Highway Deed Book 22, Page 528; thence, departing said Lakeside Drive
centerline, and with the existing South right-of-way line of said KY Hwy 536, North 78°33'14”
East, 26.82 feet to a point 73.60 feet right of KY Hwy 536 Sta. 191+90.84 and the TRUE POINT

OF BEGINNING;

thence, from the TRUE POINT OF BEGINNING, continuing with said existing South right-of-way
line of said Mt. Zion Road, North 78° 33' 14" East, 22.29 feet to a point being referenced
by a found 6:x6” concrete monument (N82°47°36"W, 1.33’) and also being referenced by
a found 1/2" iron pin (S75°15°01"W, 1.26"), said point also being the beginning of
controlled access right-of-way at Mt. Zion Road centerline station 192+12.01 as noted in
said Highway Deed Book 22, Page 528;

thence, with the existing South controlled access right-of-way line of said Mt. Zion Road, North
75° 30' 27" East, 156.87 feet to the end of controlled access right-of-way at KY Hwy 536

Station 193+68.00;

thence, departing said controlled access right-of-way, and with the existing South right-of-way
line of said Mt. Zion Road, North 75° 30" 12" East, 66.03 feet to the beginning of
controlled access right-of-way at KY Hwy 536 station 194+34.00;

thence, with the existing South controlled access right-of-way line of said Mt. Zion Road, North
75° 16' 42" East, 49.25 feet;

thence, departing said South controlled access right-of-way line of said Mt. Zion Road, and with
a new division line through said 34.672 acre tract, the following nine courses:

South 14° 29' 48" East, 155.25 feet;

thence, South 05° 29' 43" West, 31.89 feet;
thence, North 84° 30" 17" West, 145.30 feet;
thence, South 81° 56' 17" West, 62.75 feet;
thence, South 76° 31' 41" West, 86.34 feet;
thence, South 81° 29' 19" West, 36.23 feet;

o gk 0N =

surveying | civil engineering | transportation engineering | landscape architecture | planning 10f2
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. thence, North 45° 37' 56" West, 15.64 feet;
8. thence, North 06° 02' 47" East, 55.39 feet;
9. thence, North 09° 38' 35" East, 64.58 feet to the TRUE POINT OF BEGINNING.
Containing 1.057 acres of land and being subject to all easements and rights-of-way of record.

All set corners are 5/8” x 30" iron pins with a plastic cap stamped “Chris Gephart PLS 3292" ora
Mag nail with identification tag stamped “PLS 3292 unless otherwise noted. The reference
meridian is NAD83(2011) Kentucky State Plane Coordinates, North Zone (1601).

The above description was prepared from a survey completed on under
the direction of Chris R. Gephart, Licensed Professional Land Surveyor #3292 in the

Commonwealth of Kentucky.
Prior Instrument Reference: Deed Book 1187, Page 362

surveying | civil engineering | fransportation engineerng | londscape architecture | planning 20f2



Next Gen 30’ Road Sign

. Everbrite

I > |

@Oz

50.5

MeCafe
© WiFi
€3 24 Hours

lllumination: LED
Electrical: 11.20 Amps @ 120V
Power Supply:  Agilight PS12-60W-100/277V

Face Detail: Laser cut aluminum faces with
illuminated copy and push thru arch

Available Panels -

€) PlayPlace

€3 24 Hours

Electronic Message Center (EMC)
option also available.

Everbrite, LLC,

315 Marion Ave., South Milwaukee, Wl, 53172 P: 888-857-4078 F: 877-430-7363 www.everbrite.com



NextGen 24” Wordmark on Raceway “.... Everbrite

Raceway is PMS 425C Gray and is
manufactured in two sections
connected in field

ks lllumination: Agilight LS-PRO260-50K-2G3B
60.96 cm
1 Electrical: 1.08 AMPS @120V
_
197” . ar = - i
| 500.38 cm _ Power Supply: (2) Agilight #PS12-60WSL-100-277V
i ight: 190 Ibs.
> - Ship Weigh s

10.16 cm 12.7 cm
«—>|c—>

SIDE VIEW
(NOT TO SCALE)

Everbrite, LLC, 315 Marion Ave., South Milwaukee, WI, 53172 P: 888-857-4078 F: 877-430-7363 www.everbrite.com



: 33 I
Double Welcome Point Gateway m&Mmmoﬁm

lllumination: N/A

| 1 mgnh_q

Other: ° Non-illuminated clearance
sign with spring loaded break
E away clearance arm.

@% ﬂl_—_g Ul . @ rive n:ll_@a ru Hm._ * Adjustable bang bar.

Clearance 9 Feet Clearance 9 Feet 6”
; E ; ﬁ i
HE BN =N BE BN N BN N BN .

lﬁ_-m.. O_mmﬂm:éom bar
11’-0” Charcoal cladding, 2-piece 8’-6”
H muu
|
APPROACH VIEW

Everbrite, LLC, 315 Marion Ave., South Milwaukee, WI, 53172 P: 888-857-4078 F:877-430-7363 www.everbrite.com



42” NextGen llluminated Building Arch - LED

. Everbrite

_ 48"
' 121.92 cm

A.H
1016 oa//o

427
106.68 cm

Side View

lHlumination:

Electrical:

Ballast:

Ship Weight:

LED

35 AMPS

(1) OSRAM OT75-120-277-24

Everbrite, LLC, 315 Marion Ave., South Milwaukee, WI. 53172 P: 888-857-4078 F:877-430-7363 www.everbrite.com



2 Everbrite
Slim Springboard Canopy w/Audio Only - Yellow S ety Systems Diviion

lllumination:  LED Downlighting

92.48" . 497 _
11248 L, - __ 37.38 __ ’ Electrical: 1.5 Amps 120 volt, 60 Hz
orae are
/ Ballast:
LED DOWNLIGHT
REFLECTIVE WHITE VINYL Ship Weight:
“Order Here" COPY +
UNDERLINE
Y ACM CLADDING,
= NG CHARCOAL
VINYL ORDER HERE DECAL-
PERFORATED WHITE COPY
MIC/SPEAKER
OPENINGS
VINYL ADA DECAL-
WHITE COPY

14.16" 14.0"

Everbrite, LLC, 315 Marion Ave., South Milwaukee, WI, 53172 P: 888-857-4078 F:877-430-7363 www.everbrite.com



meﬁmm:Um_‘moﬁ_ozm_ o m,wamg_“_w__‘u__rm

| |

lllumination: LED
Electrical: 25 amps
Power Supply:  Amperor ANP90-30P1
Ship Weight: 130 Ibs.
Face Details: Laser cut aluminum faces
painted charcoal, white illuminated

copy and arrow. Optional illuminated
gold arch.

36"

Available Copy: Enter
Exit
Welcome
Thank You
Drive-Thru

48"

12"

Directional with Arch Directional with out Arch

Everbrite, LLC, 315 Marion Ave., South Milwaukee, Wl, 53172 P: 888-857-4078 F: 877-430-7363 www.everbrite.com



- Everbrite

""" & Identity Systems Division

- eve
e

Flag Poles

;I
'

Available Heights: 25 (762 cm.)
30' (914 cm.)
40' (1219 cm.)
50' (1524 cm.)

Construction: Spun aluminum

50’
1524 cm.

Includes: Halyard, rope and cleat

Max. allowable

sq. ft. of flag: 25’ - 40 sq. ft. 5’ x 8' flag

(flag not included)  30'- 60 sq. ft. 6'x 10’ flag
40'-96 sq. ft. 8 x 12 flag
50'- 150 sq. ft. 10" x 15’ flag

Other: « 25' 30", 40' AND 50’ flag poles-
standard with ball top. Eagle top
available upon request.

» Pole mount Stonco or roof mount
Ruud flood light available

30'
914

25'
762 cm.

Y

Everbrite, LLC, 315 Marion Ave., South Milwaukee, WI, 53172 P: 888-857-4078 F: 877-430-7363 www.everbrite.com




DRIVE THRU RESERVED 36”ACM SIGNS

i Everbrite

OPTION A OPTION B
IN GROUND SIGN MOVABLE SIGN
POLE PROVIDED
BY OTHERS
-— -l n n— _IN:
_Iwm.mm cm _lwm.wm QSJ
e °
a4 Drive Drive
v T s
e Thru Thru BEE
Reserved Reserved
- 5 "
o8 )
Nm =
~
1.755" x 1.755"
ROLL-A-POST™ square black
plastic sign base post
16.50"
4191 cm
I —

59.05cm

213.36cm

FACE OPTIONS

1

Drive
Thru

Reserved

Drive
Thru

Reserved

2

Drive
Thru

Drive
Thru

Reserved Reserved

Drive
Thru

Reserved

4

Drive
Thru

Reserved

lHlumination:

Face Details:

Pole:

Base:

N/A

ACM panel to match PMS
425C NG Charcoal, matte
finish screened copy and
graphics; Reflective yellow
vinyl section at the top

Black 72" post

24" yellow ROLL-A-POST™
base

Evebrite, LLC, 315 Marion Ave., South Milwaukee, WI, 53172 P: 888-857-4078 F: 877-430-7363 www.everbrite.com



CURBSIDE PICK UP 36”"ACM SIGNS

“i.7 Everbrite

OPTION A
IN GROUND SIGN

POLE PROVIDED
BY OTHERS

12"
I_lwm.mm cm

Curbside
Pick Up

3'_0"
91.44cm

Enter @ in the

app to check-in

7l_0||
21336 cm

ROLL-A-POST™
plastic sign base

OPTION B
MOVABLE SIGN

1 .|N=

[ 3556 n3|_

FACE OPTIONS

1

Curbside
Pick Up

3I_o|l
91.44cm

Enter @ in the
app to check-in

square black
post

23.35" i
59.05cm

7l_oll
213.36cm

1.755" x 1.755"

Illumination:

Face Details:

Pole:

Base:

N/A

ACM panel to match PMS
425C NG Charcoal, matte
finish screened copy and
graphics; Reflective yellow
vinyl section at the top

Black 72" post

24"yellow ROLL-A-POST™
base

Everbrite, LLC, 315 Marion Ave., South Milwaukee, WI, 53172 P: 888-857-4078 F: 877-430-7363 www.everbrite.com



TRAFFIC IMPACT STUDY
FOR

MCDONALD’S RESTAURANT
DEVELOPMENT

MT. ZIoN RoAD (KY 536)
BooNE COUNTY, KENTUCKY

SEPTEMBER 2023

PREPARED FOR:

McDONALD’S USA, LLC
CENTRAL OHIO REGIONAL OFFICE
2 EASTON QVAL, SUITE 200
COLUMBUS, OHIO 43219-6013

PREPARED BY:

BAYER BECKER

6900 TYLERSVILLE ROAD, SUITE 100
MASON, OHIO 45040

(513) 336-6600
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. Traffic Impact Study
McDo  I's Restaurant Development
" Boone County, Kentucky

Executive Summary

The proposed McDonald’s Restaurant development is to be located in the southeast corner of the
Mt. Zion Road (KY 536) and Berberich Drive and Lakeside Drive intersection, in Boone County,
Kentucky. The land use and density for the proposed McDonald’s Restaurant development is a
fast-food restaurant with drive-through window at approximately 4,235 square feet. The full build-
out year of 2025 is assumed for the proposed McDonald’s Restaurant development. The horizon
year for the Study is 2035 (Full Build-Out + 10-Yrs).

Regional access to the proposed McDonald’s Restaurant development is available on Mt. Zion
Road (KY 536), with access to Interstate Highway 71/75 (I-71/1-75) and Dixie Highway (US 25),
on Mt. Zion Road (KY 536), within 1-mile east and west of the proposed McDonald’s Restaurant
development. Direct access to the proposed McDonald's Restaurant development is planned on
Lakeside Drive, Site Access is located approximately 104 feet south of Mt. Zion Road (KY 536),

(measured stop bar to centerline).

Bayer Becker (BB) corresponded with the Kentucky Transportation Cabinet (KYTC) District 6 and
Boone County to review and discuss the project and to establish the scope of services for this
Study, which is summarized in a Traffic Scoping Document (Memorandum of Understanding

(MOU)), dated July 18, 2023, and provided as Appendix A.

The following intersections comprise the study area of this report and were analyzed to determine
the levels of service for the 2025 Full Build Out and 2035 Horizon Year Traffic Projections:

e MLt Zion Road (KY 536) and Berberich Drive and Lakeside Drive (Site Access).

e MLt Zion Road (KY 536) and Demia Way.

e Mt. Zion Road (KY 536) and Kroger Center Drive.

Based on the analysis contained in this report, there are no improvements recommended to
accommodate the 2023 Existing Traffic, 2025 No-Build, and 2035 No-Build Traffic

Projections (excluding site traffic).




. Traffic Impact Study
McDo  I’s Restaurant Development
Boone County, Kentucky

Based on the analysis contained in this report, the recommended improvements to accommodate
the 2025 Build and 2035 Build Traffic Projections (including site traffic) are as follows:

Lakeside Drive and Site Access

Construct Site Access on Lakeside Drive to the proposed McDonald’s Restaurant development,
approximately 104 feet (stop bar to centerline) south of the Mt. Zion Road (KY 536) and Berberich
Drive and Lakeside Drive intersection. The intersection design should be as follows:

e Provide one (1) eastbound lane on proposed Site Access for entering traffic.
e Provide one (1) westbound lane on proposed Site Access for exiting traffic.

o Install a stop sign traffic control device on the westbound approach to the intersection.

Compliance with Applicable Codes
Based upon engineering judgment and the analysis contained in this report, the proposed
McDonald’s development will not significantly impact operations on the adjacent Mt. Zion Road

(KY 536) roadway network.

bayer
lgbec er 2




Tralfic impact Study
MeDe 'd's Restaurant Development
Bcone (,uunty Kenlucky

Traffic Impact Study Certification

| Etta Marie Reed certify that this Traffic Impact Study has been prepared under my direct
supervision and that | am a Professional Engineer registered in the State of Kentucky and have
successfully completed the Traffic Impact Study Requirements traihing course required hy KYTC.
Futthermors, | certify that this study has been campleted In accordance with the KYTG Traffic
Impact Study Requirements and in accordance with engineering standards of practice. The
results presented have heen determined to be accurate representations of existing and
anticipated conditions based on the assumptiohs and methodologies presented in this report.

O ﬁl& l‘/{ {lﬂ&j { [} /‘/ q - /S "Zg = “f““.\i\l.":?“fmlm ,‘ -

Etta Marig Reed P.E. -
Engineer of Record

E'ri’AWH‘E
REED

L.cense No. 1-20659 :
e 3 20659
SN Lioens
(SSIDnl '\\ ‘
i it
% (J()l]("g_‘e of TECHNOLOGY
. TRANSFER
¥ A )
Engincering | proGRAM
TRAFFIC IMPACT STUDY COURSE
Certificate of Completion (3.5 PDH)
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Traffic Impact Study
McDc  J's Restaurant Development
Boone County, Kentucky

Introduction

Purpose of Report and Study Objectives
The purpose of this study is to determine the traffic impacts of the proposed McDonald’s
Restaurant development, and to satisfy the Kentucky Transportation Cabinet's (KYTC's)

requirements for traffic impact studies.

According to the Kentucky Transportation Cabinet's Traffic Impact Study Requirements, the
purpose of a traffic impact study is to:
e Determine the appropriate location, spacing, and design of access points necessary to
mitigate the traffic and operational impacts on the highway,
e Determine the need for any improvements to the adjacent and nearby roadway system
and
o Maintain a satisfactory level of service and safety and to protect the function of the highway

system while providing appropriate and necessary access to the proposed development.

This study describes the existing roadway network, identifies peak conditions, forecasts and
distributes future traffic volumes and projects the impact of this proposed development.
Conclusions relative to the impact of the increased traffic on the roadway system associated with

the proposed McDonald’s Restaurant Development have been identified and recommendations

for mitigating any possible impacts are provided.

The following references were used in the preparation of this study for the proposed development:

o Site reconnaissance and field observations by Bayer Becker.

o Communications with staff at the Kentucky Transportation Cabinet (KYTC) District 6.

e Communications with staff at the Boone County Public Works Department.

e Communications with representatives at McDonald’'s USA.

e Peak hour turning movement traffic counts, performed by Bayer Becker on Tuesday,
August 29, 2023, from 7:00 AM to 9:00 AM and from 4:00 PM to 6:00 PM at the following
intersections:
= Mt Zion Road (KY 536) and Berberich Drive and Lakeside Drive.
= Mt Zion Road (KY 536) and Demia Way.

» Mt Zion Road (KY 536) and Kroger Center Drive.
e Institute of Transportation Engineer’s (ITE) Trip Generation Manual 11", Edition.
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’ Traffic Impact Study
McDc  J’s Restaurant Development
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e Boone County Zoning Regulations.

o Highway Capacity Manual (HCM), 7" Edition.

e The Highway Capacity Software 2023 (HCS2023, Version 8.2).
e Traffic Impact Study Requirements provided by KYTC.

e The web based KYTC Traffic Count Reporting System.

e KYTC TIS Simplified Traffic Forecast spreadsheet.

The proposed McDonald’s Restaurant development is located in the southeast corner of the Mt.
Zion Road (KY 536) and Berberich Drive and Lakeside Drive intersection in Boone County,

Kentucky. A vicinity map is provided as Figure 1.

Proposed McDonald's
Restaurant Development

Figure 1
Vicinity Map

The primary objective of this traffic impact study is to determine the traffic impacts of the proposed

development, to determine what off-site improvements are required to mitigate the site’s impact,

and to satisfy KYTC'’s requirements for traffic impact studies.
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Traffic Impact Study
McDonald’s Restaurant Development
Boone County, Kentucky

The following intersections define the study area of this report:
o Mt Zion Road (KY 536) and Berberich Drive and Lakeside Drive.
e Mt. Zion Road (KY 536) and Demia Way.
e Mt Zion Road (KY 536) and Kroger Center Drive.

It should be noted that exclusive site access to the proposed McDonald’s Restaurant development
is on Lakeside Drive, by way of the Mt. Zion Road (KY 536) and Berberich Drive and Lakeside

Drive intersection.

The 2023 Existing Year Traffic, 2025 Full Build-Out Year - No-Build and Build Traffic
Projections, and 2035 Horizon Design Year (Full Build-Out + 10-yrs) - No-Build and Build

Traffic Projections were evaluated as part of the study.

oedr ;



) Traffic Impact Study
McDonald’s Restaurant Development
Boone County, Kentucky

Recommendations and Conclusions

Improvements to Accommodate Base Traffic

Based on the analysis contained in this report, there are no improvements recommended to
accommodate the 2023 Existing Traffic, 2025 No-Build, and 2035 No-Build Traffic
Projections. The existing traffic and no-build traffic projections do not include traffic generated

by the proposed development.

Improvements to Accommodate Site Traffic
Based on the analysis contained in this report, the following improvements are recommended to
accommodate the 2025 Build and 2035 Build Traffic Projections. The Opening Day and the

Horizon Year conditions include traffic generated by the proposed development.

Lakeside Drive and Site Access

Construct Site Access on Lakeside Drive to the proposed McDonald’s Restaurant development,
approximately 104 feet (stop bar to centerline) south of the Mt. Zion Road (KY 536) and Berberich
Drive and Lakeside Drive intersection. The intersection design should be as follows:

e Provide one (1) eastbound lane on proposed Site Access for entering traffic.
e Provide one (1) westbound lane on proposed Site Access for exiting traffic.

o Install a stop sign traffic control device on the westbound approach to the intersection.

Based upon engineering judgment and the analysis contained in this report, the proposed
McDonald’s development will not significantly impact operations on the adjacent Mt. Zion Road

(KY 536) roadway network.
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SITE SUMMARY
LOT ACREAGE: 1.06 ACRES
EXISTING ZONING: 'MHP (MOBILE HOME PARK)
GROSS FLOOR AREA: 4235 SQUARE FEET
PARKING REQUIREMENTS: 1 SPACE FOR EVERY 2 SEATS INCLUDING WAIT
AREA SEATING PLUS 1 SPACE FOR EACH 20 SF
‘OF OPEN WAIT AREA
REQUIRED PARKING: 38 SPACES
PROVIDED PARKING:
STANDARD 41 SPACES
ACCESSIBLE 2SPACES
OTAL 43 SPACES
UTILITY COMPANIES
Gos Eloctric
Duke Energy Duke Enorgy
Contact: Wada Bogloy Contact Zach Howell
1262 Cox Rd. 1262 Cox R,
Eranger, KY 41018 Edanger, KY 41018
859-534-4453 8595344445
Tolophone
Cinclnnat Bell Tolephono
Contact: Blll Savitz
221 East 4th Street
Ft. Wright, KY 41017 Clincinnat, OH 45202
859-576-7450 513-565-7187
Watar Main Cabla TV
Boone County Waler District Insite Communications:
Conlact: Mko Rouso 7906 Did Highway
2475 Burlington Pika Florence, KY 41042
Burlington, KY 41005 859-431-7768
859-580-6155
Stom .
Sanitation District No. 1
Contact: Andy Aman
1045 Eaton Drive
FL Wright, KY 41017
858-578-6880
SHEET INDEX OWNER
co  mmeoner MCDONALD'S CORPORATION
2 EASTON OVAL, SUITE 200
£20) BEMOLIVIONPLAY COLUMBUS, OHIO 43219
@0 smew
@1 cRVETMUOETALS SURVEYOR,
a2 . MoTMS CIVIL ENGINEER &
@3 smomws CANGE
b o~ LANDSCAPE ARCHITECT
BAYER BECKER
ool vine 6900 TYLERSVILLE ROAD, SUITE A
s 'EROSION DETAILS 'MASON, OHIO 45040
€82 [EROSION DETAILS 513330-46%0
ca0  STANDARDDETANS
110 ZONNGPLANTING PLAR
W PTG PN
2D PLANTINGNOTESADETALS
SITE LIGHTING PLAN

BENCHMARK #1 BENCHMARK #2

Q IRON

IDE G IRON IDE

ON MOUNT ZION RD ON MOUNT ZION RD
N:530478.417 N:530579.052
E:1533540.713 E:1533922.003

ELEVATION=34043 ELEVATION<94232
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REVISE PER COUNTY COMMENTS.
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PROPOSED McDONALD'S RESTAURANT AT:

MT. ZION ROAD

JOBNO. 210244

DATE: 52223

SCALE: 1%=40°

FLORENCE, BOONE COUNTY, KENTUCKY

TITLE SHEET
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GENERAL NOTES
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& THE CONTRACTOR SHALL SAW CUT EXISTING PAVEMENT, CURBS, AND SIDEWALKS AT

NEW P CURS, K JUNCTURES, N ARCUTS
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PROPOSED McDONALD'S RESTAURANT AT:

MT. ZION ROAD
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FLORENCE, BOONE COUNTY, KENTUCKY

WILL BE ACCEPTED.
o AL UREIS ARE TO DE IN PLACE PRIORTO
TREE YO BE REM ITION, URES ARE
B TREETO ovED AND IN WORKING CONDITIGN AT ALL TIMES,
EXISTING CONCRETE CURB, GONCRETE
WALK, CONCRETE PAVEMENT, WOOD
DECKING, AND ASPHALT PAVEMENT TO BE
REMOVED

JOBNO, 210244
777
EXISTING BUILDINGS TO BE RELOCATED
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“THE EXISTING EDGE OF PAVEMENT TO PROVIDE A CLEAN EDGE. TACK COAT SHALL BE
APPLIED TO THE ENTIRE CUT FACE OF THE EXISTING PAVEMENT PRIOR TO THE PLACEMENT OF (5) 4 PAINTED WHITE STRIPE
‘GROSS FLOOR AREA: 4395 SQUARE FEET ‘THE PROPOSED PAVEMENT.
4. WHERE CONNECTING TO EXISTING CONCRETE WALK, THE CONTRACTOR SHALL SAWCUT THE @ 6 CONCRETE CURB
EXISTING WALK (AT AN EXISTING JOINT IF POSSIDLE) TO PROVIDE A SOUND & CLEAN EDGE. JOBNO. 21-0244
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S, AL MATERUAL AND CONSTRUCTION PROCEOURS WITHMN THE SCOPE OF TH5 CONTRACT SHALL
‘CONFGRMTO ALL APPLICABLE BOONT COUNTY WATER DI TRICTFANITATION DISTRICT NO.
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COVER AND 3URGHARGE.
104, A2000 PVC PIPL SHALL DE TEAMLESS PROPILE VAL PIPE WITH A BOOTH SVTERIOR ANG CORRUGATED
EXTERIOR PERATTH F343 & FT04 MEETING THE MANUZ ACTUSTRY BPECIMCATION FORWALL
“TIADKNEDS FASID O COVER AND BLRCHARGE (40.008)
41, STORS EWTR AS SHOWN TO OE PRIVATELY DWHED & MANTAINTD UNLEDS NOTED A3 PUILIC WITH
ATOCIATED PROPOSED ZFORM CEWER EATENGKTS SHOWN.

12 THE CONTRACTOR SHALL INITALL THE SANITARY SEWER SYSTEM OUTSIOE OF THE BULODK N
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12. UNLISS GTHRVWISE IHOWN, ALL SNNTTARY L ATERAL MATCRIAL REQUIRED BHALL 8T ° DIAMETER, PV

h
gé
Eé
|
g
H
:
Mebonalc’s,

PROPOSED McDONALD'S RESTAURANT AT:

MT. ZION ROAD

FLORENCE, BOONE COUNTY, KENTUCKY

- EEER T o s
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KELUOE M T B3 THE COST TO CONNECT ALL SERVICES 10 DHE LD,
‘CLEAN GUTS SHALL 8 INGTALLED INACGORDANCE WITH Ty, PLMIONG COOE AND AS DIRECTED Y
1. THE OWNER 3 RESPONSIGLE FOR PROPER MAINTENANCE OF THE PGRUANENT WATER QUAUTY SYSTEM ON 4, THE CONTRACTOR (1 RESPONSIBLE FORALL SANITARY IIYPASS PUMPIRD, TANTATON DISTRICT NG, 1 INSPECTOR. ALL CLEAN GUT YOPT THALL INSTALLED AT LEAST 2 ABOYVL
THE SITT PER THI APPROVAL AND WILL. COMPLETT, ANY NECEIARY REFAIRD ANDIOR PREVENTIVE. 2. THE CONTRACTOR GALL FURNITH ALL PUNPING TQUIPMCNT, LADOR, TRASFYC CONTIVOL, CONDULTD, FITTINGE, FINISKED GRADE OUTEIOE PAVIDMENT AND FLUSH WITH FINISHED GRADL WITHN THE PAVEMONT ARCAS, |  JOBNO, 210244
ANTERANGE PROCEOURED A TRIELY MARER T0 ERSURE PROPER FUNCTIONMG OF THE SYGTIMAS A ARSUCADE, SATETY EGUIPLENT, POWER ANG OTHER NCCERSARY MATERIALS ANO EGUPMENT TO ATTAIN 17, THE GOMEDTIC WATER GEWER GHALL B POLYETIENE PR FROM THE METTRPIT TO THE BURDING.
‘STCRM WATER MANAGERENT DEVIGE. VKBTI WATER PLOWS Y A SEWIR I MEAND GF GYPARS PPING ARGUND THT SEWER SECHTT TO T8 AN O 2. COVIR S¥ALL BE MAITAINGO O AL WATCR & SEVICE L.
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Bt of Gamring SHELT €t FOR OETAR., 20, CONTRACTOR SHALL STORS CONBTRUCTION MATERIALS SN ACCORDANCE WITH THE MANUFACTURER'S. SCALE: 1°=20"
RECOVMENATIONS 0 7REVENT DLETIAIOUS MATERALS FROM BECOWNG AFFIZD OR
. o CAUTIONI % ounRAGE TR T O LTS 0 Ot GG 00T R RIACTUIT O DETEOAADON oM S EXPOSURL.
AL LOCATIONS AND DEFTHS ot IERTD SHALL B PLRFORMED PER YEAR. MAIWTENANCE FRECUENGY GHALL BE ADIUSTES FOR CATCH 25, ERISTING TRITIER LOCATED AL ONG THI NORTH SETL OF CARPENTER DR RSNG THROUGH THE BTT
ﬁ ACTusd LocaTions 0 oE7mes or UTLITES WU SEVERFIEDBYNE DA ISERTS PUACED NAREAS OF GREATER OR LESSER POLLUTANT LOADING. AR 10 62 FELOCATED YOTHE 30U SIDE OF CARPENTIR G DURNG CONSTRUCTIGN. UTILITY PLAN
. AL 8 REPAIRED Y THE CONTRACTOR AT a3 EXPESE;
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GENERAL NOTES

SEE SHEET 2 FOR PLANT SCHEDULE AND PLANTING PLAN. SEE SHEET 3 FOR PLANTING NOTES &
DETALS.

ZONING NOTES: ==

PLANT MATERIAL TYPE. MINIMUM IN
PUANTLISTATREES  (LRG DECIDUOUS 50° MATURE HEIGHT) =2.0°CALPER 7\ 5
PUANTUSTBTREES  (MED DECIDUOUS 30-50' MATURE HEIGHT) - = 2.0° CALIPER P W N A

(SMLDECIDUOUS 10-37 MATURE HEIGHT) = 1.5 CALIPER TEISEAn o o e
PLANT LISTC SHRUBS  (TALL DECIDUOUS SHRUBS) =24~ HEIGHT e o T2 J;l.., rMNNHhHMNlNNNNmMNWMINNUuUHU |||||||||||||||||||| =
PUANTLISTDTREES  (EVERGREEN) = 6.0'HEIGHT Y e A e o e e e ol TIZEIIEIIIITSE3
PLANT LISTESHRUBS (SMALLLOW SHRUBS) ~3GALLON % !n..r m__m.o-.. SLIL ..mnﬂ“ w-?spi #536) 2
Vo o/ Gre. Qb & ) A
rder oo o)

DESCRIPTION
REVISE PER COUNTY COMMENTS
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SECTION 3610: GENERAL REQUIREMENTS
EXISTING ZONING: C-YPOPO
ADJACENT NORTH: MT ZION ROAD (KY HWY 536)

: CCARPENTER DRIVE (PRIVATE)
ADJACENT EAST: MHP - TO BE RE-ZONED TO C-3
ADJACENT WEST: LAKESIDE DRIVE (PRIVATE)

g

'SECTION 3618 SIGHT TRIANGLES
NO PLANT MATERIAL TALLER THAN THREE AND ONE HALF (3.5) FEET IS PROHIBITED IN SIGHT TRIANGLES

REV] DATE
5523

CTION ING N FRONTAG!
+ BUFFER YARD ‘A" ALONG STREET FRONTAGE
e (5)'C TREESOR (3)'A’, B, OR D’ TREES PER 100 LF OF STREET FRONTAGE
- T WHEN POWER LINE
e (30) E SHRUBS OR (15) 'C SHAUBS PER 100 LF OF STREET FRONTAGE (ELIMINATED IF BUFFER
YARD IS (30) & REDUCED BY HALF IF BUFFER YARD IS (207)

SOUTH: CARPENTER DRIVE =346, LF

346,1LF/100LF = 348
34 X 5°C' TREES = 17 'C’ TREES OR 10 'A", 'B" & D" TREES
3.46X30°'E SHRUBS = 104 'E' SHRUBS OR 53 ‘C" SHRUBS

3°A°83°C TREES PROVIDED

B90LF/100LF= 39
29X5'CTREES= 5°C TREES OR3'A’,'B'&'D' TREES
£9X30°E'SHRUBS = 27 'E" SHRUBS OR 13°C' SHRUBS

AT PROVIDED
27°E" SHRUBS PROVIOED.

g
|

Meson, OH 45040 - 513336.6600

' NORTH; MT, ZION ROAD (KY HIGHWAY $36) = 2044 LF
2844LF/100LF= 234
284X5°C' TREES = 14°C°'OR 9 °A', B’ & 'D" TREES
6:A' & 4°C' TREES PROVIDED

434.1 (30" WIDE BUFFER) -NO SHRUBS REQUIRED

903 LF (20 WIDE BUFFER) -50% SHRUBS REQUIRED

UCH 16-1002
03LF/100LF= 30

130 X30'E' SHRUBS = 27°E' OR 13 °C" SHRUBS /2
= 14'E'OR7'C' SHRUBS REQURED

2 *C* SHRUBS PROVID!

'SECTION 3625: INTERIOR LANDSCAPING FOR VEHICULAR AREAS
= AMINIMUM OF FIVE PERCENT (5%) OF VEHICULAR USE AREA SHALL BE
LAN ONLY REQUIRED T FIFTY (50) OR MORE PARKING
'SPACES.
== 53 PARKING SPACES PROVIDED
e 28967SQFTXS5%=

tog

SECTION 3530: BUILDING LANDSCAPING CONCEPT GRAPHICS SCHEDULE
=~ ANY BLANK FACADE OR PORTION OF A FACADE NOT USED FOR OUTDOOR

DISPLAY, STORAGE, OR LOADING/UNLOADING SHALL PROVIDE LANDSCAPING IF
VISIBLE FROM THE PUBLIC ROW.
«  (1)"A, B\ 'C, OR D' TREE PER 40 LF OF FACADE « (1) E' SHRUB PER 10 LF
e BUILDINGS 10,000 (TEN THOUSAND) SQ FT OR SMALLER SHALL BE EXEMPT

o PROPOSED BUILDING IS 4267 SQFT. = NO SHRUBS REQUIRED

VEHICULAR USE AREA
Takoof?: 26,087 sf

INTERIOR LANDSCAPING

410 B MOT M APACOUCES WT0JT THER BASTTTS PLUALEN

PROPOSED McDONALD'S RESTAURANT AT:

MT. ZION ROAD

Takeott: 1,506 f

MeDonald's,

SECTION 3645 BUFFER YARDS

< BUFFER YARDS BETWEEN ADJOINING PARCELS SHALL CONSIST OF A CONTINUOUS STRIP OF
LAND AND SCREENING THAT SHALL CONTAIN EXISTING VEGETATION, A BERM, AWALL OR
FENCE, OR ANY COMBINATION OF THESE THINGS. BUFFER YARDS SHALL BE IN ADDITION TO
REQUIREMENTS IN SECTION 3620,

EAST PROPERTY LINE IS ADJACENT TO C3 (COMMERCIAL) LOT
= BUFFER YARD ‘A’ REQUIRED
b (5)°C TREES OR (3) ‘A", B, OR ‘D" TREES PER 100 LF
s (30) '€ SHAUBS OR (15) 'C' SHRUBS PER 100 LF (ELIMINATED IF BUFFER YARD IS 30)

FLORENCE, BOONE COUNTY, KENTUCKY

‘STREET FRONTAGE BUFFER
BUFFER'A'

1874 LF/100LF = 187
187X 5'C TREES= 9°C’' TREESOR 6 ‘A", 'B' & 'D' TREES
1.7 X30E'SHRUBS = 56 'E" SHRUBS OR 28 °C’ SHRUBS

JOBNO. 21-0244
: 7.7-
ADIACENT PROPERTY LINE BUFFER e
BUFFER ‘A’ REQUIRED [
SCALE: 1"
Takeof? 167 b

0 0 % ZONING PLANTING PLAN.

31"E" SHRUBS & 12 °C’ SHRUBS PROVIDED

2000 mmmm HEN ]

mmer e SHEET: L1.0
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Steve Lilly

From: Andy Aman <aaman@sd1.org>
Sent: Thursday, September 7, 2023 10:06 AM
To: Steve Lilly
Subject: RE: Zoning Map Amendment - McDonalds Mt Zion Rd
EXTERNAL MESSAGE
Storm:
1. This project will need to apply for and obtain a Storm Water Permit from SD1 with a disturbance of 1-acre and
greater.
Sanitary:

1. A reservation of sanitary sewer capacity needs to be applied for.

2. All new 8” sanitary sewers will be considered private. An SD1 private sanitary sewer connection permit needs to
be applied for.

3. All existing sanitary sewer connections need be properly abandoned by a certified tapper.

4. New sanitary connection(s) with this project will need to obtain the appropriate sanitary sewer connection
permits from SD1.

Plats:
1. All plats with an SD1 easement(s) will need to be reviewed and signed off on by SD1.

Andy Aman

Director of Development Services
SD1

1045 Eaton Dr

Ft. Wright, KY 41017
859-578-6880

aaman@sd1.org
www.sd1.org

From: Steve Lilly <steve.lilly@boonecountyky.org>

Sent: Wednesday, September 6, 2023 10:07 AM

To: Paul Stephenson <Pstephenson@boonecountyky.org>; Mark Martin <mmartin@boonecountyky.org>; Alison
Chadwell <alison@aspire-eng.com>; Robert Franxman <rfranxman@boonecountyky.org>; Tom Logan
<tlogan@boonecountyky.org>; Randy Childress <randy.childress@florence-ky.gov>; Brefeld, Linzy M (KYTC-DO06)
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