Case # BZA-05-24-00789
Charleston County BZA Meeting of July 1, 2024

Applicant/Property Owner: Jeffery McLain

Representative: Jenna Nelson of Bowman Consulting Group Ltd.

Property Location: 7200 Highthorne Road — St. Pauls Area

TMSH#: 175-00-00-023

Zoning District: Resource Management (RM) Zoning District

Request: Special Exception request for the establishment of a Resource
E)i:[rai\gﬂon/Mining use in the Resource Management (RM) Zoning

Requirement:

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR), Chapter 6 Use
Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.3 Special Exception Uses, states, “An “S”
indicates that a use type is allowed only if reviewed and approved in accordance with the Special Exception
procedures of this Ordinance, subject to compliance with use-specific conditions and all other applicable
regulations of this Ordinance.”

Sec. 6.1.6 Table 6.1-1, Use Table, indicates Resource Extraction/Mining in the RM Zoning District is a use type
allowed only if it complies with use-specific conditions of Sec. 6.4.14, all other applicable regulations of this
Ordinance and is approved by the BZA as a Special Exception.

Article 6.4 Use Conditions, Sec. 6.4.14 Resource Extraction, A. Applications: “All uses involving Resource
Extraction shall complete the Site Plan Review process and obtain a Zoning Permit. Prior to Site Plan Review
approval, the applicant shall receive approval or written documentation of exemption from the South Carolina
Department of Health and Environmental Control (SCDHEC).”

C. Special Exceptions: “Resource Extraction uses that do not meet the conditions of Sec. 6.4.14.D below shall
comply with the Special Exception procedures of this Ordinance and all requirements of sub-sections A. and B.
above. The applicant shall receive Special Exception approval and approval from SCDHEC, prior to Site Plan
Review approval. The Board of Zoning Appeals may, on a case-by-case basis, also require conditions of
approval, including but not limited to: restricting days and hours of operation; requiring documentation from a
South Carolina Registered Professional Geologist regarding potential impacts on wells, groundwater, and
surface water; and requiring that the excavation area be screened and that a drainage plan be submitted and
approved for the restoration of the site when excavation has been completed.”
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BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

Staff Review:

The applicant and property owner, Jeffery McLain, represented by Jenna Nelson of
Bowman Consulting Group Ltd., is requesting a Special Exception for the establishment
of a Resource Extraction/Mining use in the Resource Management (RM) Zoning District at
7200 Highthorne Road (TMS # 175-00-00-023) in the St. Pauls Area of Charleston County.

The 94.48-acre subject property and the adjacent property to the south are located in
the Resource Management (RM) Zoning District. The subject property is located at the
end of Highthorne Road which is off of Hyde Park Road. The properties to the east and
west are located in the Agricultural Residential (AGR) Zoning District and the property to
the north is located in the Agricultural Preservation (AG-10) Zoning District.

The Charleston County Zoning and Land Development Regulations Ordinance (ZLDR),
Chapter 6 Use Regulations, Article 6.1 Use Types and Use Table, Sec. 6.1.3 Special
Exception Uses, states, “An “S” indicates that a use type is allowed only if reviewed and
approved in accordance with the Special Exception procedures of this Ordinance,
subject to compliance with use-specific conditions and all other applicable regulations
of this Ordinance.”

Sec. 6.1.6 Table 6.1-1, Use Table, indicates Resource Extraction/Mining in the RM Zoning
District is a use type allowed only if it complies with use-specific conditions of Sec. 6.4.14,
all other applicable regulations of this Ordinance and is approved by the BZA as a Special
Exception.

Article 6.4 Use Conditions, Sec. 6.4.14 Resource Exfraction, A. Applications: “All uses
involving Resource Extraction shall complete the Site Plan Review process and obtain a
Zoning Permit. Prior to Site Plan Review approval, the applicant shall receive approval or
written documentation of exemption from the South Carolina Department of Health and
Environmental Control (SCDHEC).”

C. Special Exceptions: “Resource Extraction uses that do not meet the conditions of Sec.
6.4.14.D below shall comply with the Special Exception procedures of this Ordinance and
all requirements of sub-sections A. and B. above. The applicant shall receive Special
Exception approval and approval from SCDHEC, prior to Site Plan Review approval. The
Board of Zoning Appeals may, on a case-by-case basis, also require conditions of
approval, including but not limited to: restricting days and hours of operation; requiring
documentation from a South Carolina Registered Professional Geologist regarding
potential impacts on wells, groundwater, and surface water; and requiring that the
excavation area be screened and that a drainage plan be submitted and approved for
the restoration of the site when excavation has been completed.”

The applicant is currently in the Site Plan Review process (ZSPR-02-24-01004) for the
development of the proposed mine. The applicant’s letter of intent explains, “The
purpose of this letter is to express Mr. Jeff McLain's intent to install a sand/dirt mine,
consisting of approximately 32.2 acres, which will be reclaimed as lakes and grasslands
upon completion of mining operations. The site is located at 6366 Hyde Park Road,
Ravenel, SC, 29470, identified as TMS #175-00-00-023, and zoned Resource Management
(RM). As seen on the attached location map, County Line Rd is to the north and east, SC-
165 is to the east, and US-17 is to the south. The Property is currently managed for
silviculture, wildlife and recreation, and mining. The property was previously two parcels
(TMS #175-00-00-023 & #175-00-00-065). The property line between the two parcels has
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BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

been abandoned, and the Charleston County approval letter and recorded plat are
attached for reference.

The proposed work is an extension of the original McLain Hyde Park Mine Segment
1, approved by Charleston County on April 28, 2022 (GP1-002322 BZA-01-22-00549), and
will include Segments 2, 3, 4, and Segment 5. Segment 1 (GP1-002322 BZA-01-22-00549)
consists of approximately 5 acres, Segment 2 is approximately 6.2 acres, Segment 3 is
approximately 3.6 acres, Segment 4 is approximately 13.4 acres, and Segment 5 is
approximately 9 acres. The surrounding land will continue to be managed for silviculture
and wildlife. The objective of the mine is to generate revenue from the properties’
resources and to enhance and beautify the property.

This mine permit application will consider the location of existing wetland features,
and proposed work will be designed to avoid any impacts to these resources. There is an
active Army Corps. of Engineers Jurisdictional Determination Letter on the parcel (SAC
#2020-00730). Water that enters the mine is to be pumped into an existing basin for
settling and then passively discharge through an outlet into an existing ditch. The water
will then exit the property through wetlands adjacent to Drayton Swamp, discharge to
Wallace Creek, and eventually drain into Rantowles Creek. Buffers are measured from
the proposed mine location and any adjacent property boundaries and will be 50 feet
for the front and rear of the property and 100 feet for the sides of the property. A 50-ft
buffer will be used from any identified wetland, as requested from Charleston County
Planning and Zoning, and will follow all conditions set forth in the Charleston County BZA
approval.

The proposed resource extraction is located approximately 0.5 miles north of Hyde
Park Road. It is estimated that the mine will operate for approximately 5 years under the
Individual Mine Operating Permit (1-002394).

Truck traffic is expected to be between 10-150 trucks per day with an average of
50 trucks per day, up to 6 days a week, but only when the operator has a specific need
for the material. It is not the belief of the operator that the mine wil be actively
digging/hauling every day. Proposed business hours are to be from 7:00 am until 5:00 pm
Monday through Friday. The mine may also occasionally operate from 8:00 am until 12:00
pm on Saturdays. Truck traffic patterns from past mining activity in the area have not
caused any significant known issues.

Mining activities are not expected to adversely impact any surrounding properties.
Trucks will use interior roads to access larger roads capable of supporting truck traffic.
Aside from the applicant’s home, there is only one other dwelling along the haul road.
The operator will maintain respect for that resident and minimize potential issues to the
greatest extent practicable. As evidenced by the surrounding zoning, there are no
residential subdivisions within close proximity that will experience any noise, dust,
vibrations, etc. No chemicals or harmful substances are used in the mining process that
would impact wells or create odors on adjacent properties. A water truck will be treating
the haul roads for dust.

A South Carolina Registered Forester performed a tree survey for TMS# 175-00-00-
023 and along the haul road. No grand trees (greater than 24" DBH) were identified.

No water, sewer, or electrical service will be required of this operation. A portable
toilet will be installed onsite.

No encroachment permit will be required of this operation because the mine is
operated from an existing driveway. Please see the attached coordination.”

Staff conducted site visits on June 12th and June 20, 2024. Please review the attachments
for further information regarding this request.

Page 2 of 8



BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

Planning Director Review and Report regarding Approval Criteria of §3.6.5:

§3.6.5(1):

Response:

§3.6.5(2):

Response:

Is consistent with the recommendations contained in the Charleston
County Comprehensive Plan and the character of the underlying zoning
district, as indicated in the zoning district “Description”.

The subject property is located in the Rural Area and implements the Rural
Area policies and Resource Management future land use category of the
Charleston County Comprehensive Plan. Per the Plan, “Designation of
Resource Management areas recognizes the importance of a coordinated
effort to protect and conserve natural resources while allowing for the
continued economic use of private property and public lands. The type
and intensity of development in Resource Management areas should
support the needs of timber production, wildlife habitat management,
recreation, agriculture, and areas of environmental sensitivity.” The
applicant’s letter of intent states, “Mr. MclLain’s property is currently zoned
Resource Management (RM). The property is currently managed for
silviculture, wildlife, and recreation, and has been for many decades. The
proposed work is an extension of the original MclLain Hyde Park Mine
Segment 1, approved by Charleston County on April 28, 2022 (GP1-002322
BZA-01-22-00549). While the Comprehensive Plan identifies uses in these
areas as principal for timber production, wildlife habitat, recreational,
commercial fishing, and limited agriculture, sand, fill dirt and other mineral
extraction are undoubtedly other examples of natural resource
management and utilization that offers landowners additional potential
sources of revenue. Considering this, resource extraction with the ultimate
purpose of creating a pond that can be used as wildlife habitat and for
recreation fits the character of the zoning district. Furthermore, the Plan
identifies quality affordable housing as a primary goal. There is currently an
obvious shortage of fill material in Charleston County. When developers
must haul material in from surrounding counties, it increases the average
home cost. Sources of fill material located in Charleston County not only
increase tax revenue for the County, but also help to maintain lower price
points for housing that the area so desperately needs.” Therefore, the
completed resource extraction use (the future pond) will be consistent with
the recommendations contained in the Comprehensive Plan and the
character of the RM Zoning District. Thus, the request meets this criterion.

Is compatible with existing uses in the vicinity and will not adversely affect
the general welfare or character of the immediate community;

The proposed use may be compatible with the existing uses in the vicinity
and may not adversely affect the general welfare or character or the
immediate community. The applicant’s letter of intent states, “The proposed
work is an extension of the original McLain Hyde Park Mine Segment 1,
approved by Charleston County on April 28, 2022 (GP1-002322 BZA-01-22-
00549). These new mineral extraction activities are not expected to
adversely impact any surrounding properties. While multiple interior roads
are shown on the Site Plan, only the thickened dashed linework that
identifies the haul road will be used for mining operations. Aside from the
Applicant’s home, there is only one other dwelling along the haul road. The

Page 3 of 8



§3.6.5(3):

Response:

BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

operators will maintain respect for that resident and minimize potential
issues to the greatest extent practicable.

Segments 2, 3, 4, and 5 are an extension of the approved Segment 1 Mine
on Mr. Mclain’s property. Please see the attached 2.5-mile Proximity
Analysis Exhibit that showcases the surrounding mines. The three mines that
fall within the 2.5-mile radius are the Hyde Park Soils Mine, Hyde Park Mine
and the Draycor Mine. The Hyde Park Soils Mine is not active and has had
known issues with Charleston County and SCDHEC. The Hyde Park Mine is
also not active, and the mining permit is pending approval of reclamation.
The Draycor Mine is not located in Charleston County and is located in
Dorchester County. The Draycor Mine has not been approved by
Dorchester County yet and is fully forested with no land disturbance
occurring yet. Please see the attached correspondence from SCDHEC in
regard to each mine within 2.5-miles. SCDHEC’s knowledge comes from the
Annual Mine Reclamation Report that is due at the end of June each year.
The operator of both the Hyde Park Soils Mine and the Hyde Park Mine
(Robert Collins Company) confirmed that mining was complete for both
sites and reclamation processes were almost complete.

Much of the surrounding property is managed for timber production and
mining. Log trucks as well as dump trucks are often seen on Hyde Park Road
as the residents of the area manage their natural resources. Mining has
been taking place off Hyde Park Road for over a decade while logging has
been conducted on the surrounding properties much longer.”

Therefore, the request may meet this criterion.

Adequate provision is made for such items as: setbacks, buffering (including
fences and/or landscaping) to protect adjacent properties from the
possible adverse influence of the proposed use, such as noise, vibration,
dust, glare, odor, traffic congestion and similar factors;

The project is currently in the Site Plan Review process to ensure
compliance with the Ordinance. The applicant’s letter of intent states,
“Reasonable precautions have been accounted for in this mining
operation. Undisturbed buffers will be established at a distance of 100’ from
property mines and any adjacent properties zoned as residential and at a
distance of 75’ from proposed mines and any adjacent properties zoned as
vacant agricultural. A 50’ buffer from any wetlands and proposed mines has
been provided. A 100’ buffer will be established on the eastern border of
the mine site, adjacent to parcels 180-00-00-022 & 180-00-00-003. The same
100’ buffer will be established on the southern border of the mine site,
adjacent to parcels 175-00-00-064 & 175-00-00-066. The western border of
the mine site will have a 100’ buffer, adjacent to parcels 180-00-00-018 &
180-00-00-012. The land use buffer of 100 feet against residential parcels
complies with the Zoning and Land Development Regulations Ordinance. A
75’ buffer will be established on the northern border, adjacent to parcel 180-
00-00-058. The 100’ buffer area along the eastern boarder was used to plant
loblolly pine approximately 19 years ago, and there is a surplus of canopy
trees. Natural regeneration of loblolly pine (evergreen) saplings, along with
various types of hardwood saplings occupies the understory, also
exceeding the requirements. A surplus of shrubs occupies the available
space along the forest floor. All buffers around the mine site will remain
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§3.6.5(4):

Response:

BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

undisturbed. There are currently approximately 227 loblolly pine trees per
acre in the buffer area. In the approximately 80-foot linear section of
landscape buffer that does not exist, a six-foot tall, fully stabilized,
vegetative berm will be constructed. A locking gate will also be installed at
the entrance of the mine site. Furthermore, as Mr. McLain resides on the
property, there will be constant surveillance of the mine site outside of
normal operating hours, ensuring trespassers will be kept out and to further
ensure the safety of the general public. After having a conversation with
SCDOT, it was determined that an encroachment permit would not be
required, nor would any improvements need to be made to the existing
haul road (Highthorne Road). Approximately 20 feet of paved apron exists
at the junction of Hyde Park Road and Highthorne Road. Furthermore, all
landowners sharing the use of Highthorne Road were made aware of Mr.
McLain’s intentions to use the road for mineral extraction. At approximately
0.5 miles, the graveled haul road should provide ample time for dust and
dirt to settle before trucks enter Hyde Park Road. If sediment does
accumulate on Hyde Park, sweepers will be utilized to remove any build
up. Water trucks will also be available to reduce dust on Highthorne Road
during dry periods. No chemicals or harmful substances are used in the
mining process that would impact wells on adjacent properties or create
foul odors. Monthly monitoring will be conducted to ensure total suspended
solids as well as pH meet the requirements set forth by DHEC before water
is discharged into wetlands. Lastly, a Stormwater Pollution Prevention Plan
(SWPPP) has been prepared that includes very detailed monitoring and
reporting protocol that will aid to significantly reduce the possibility of
adverse effects on the mine site and surrounding properties.” Therefore, the
request may meet this criterion.

Where applicable, will be developed in a way that will preserve and
incorporate any important natural features;

The proposed plan for the resource extraction use preserves and
incorporates important natural features. The applicant’s letter of intent
states, “This project has been designed in a way that will preserve any
natural features found on the property. There is an active Jurisdictional
Determination Letter on the parcel, referenced by US Army Corps of
Engineers SAC#2020-00730. Water that enters each mine is to be pumped
into an existing basin for settling, and then passively discharge through an
outlet into an existing ditch, giving ample time for settling before entering
wetlands. Some of the water will then exit the property through wetlands
adjacent to Drayton Swamp, then Wallace Creek, and eventually into
Rantowles Creek. Each Segment has this process, with some of the
segments draining into the other. The settling process is shown on the Site
Plans and in the SWPPP Report. The mine permit application has considered
the location of these wetland features and has been designed to avoid any
impacts to these resources. Additionally, a tree survey was performed by a
South Carolina Registered Forester within the mine footprint, along the haul
road and 40 feet outside of both. No grand trees (24” DBH and greater) were
identified. Information on the tree survey can be found in the attached map.
Finally, as outlined in the issued GP1 mine permit, upon completion of
excavation, the mine will be reclaimed as either a fully vegetated grass
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§3.6.5(5);

Response:

BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

field, put back into silviculture, or turned into a fully stabilized lake feature,
further beautifying the property, and offering additional opportunities for
wildlife and recreation.” Therefore, the request may meet this criterion.

Complies with all applicable rules, regulations, laws and standards of this
Ordinance, including but not limited to any use conditions, zoning district
standards, or Site Plan Review requirements of this Ordinance; and

The applicant is currently in the Site Plan Review process to ensure
compliance with the applicable requirements of this Ordinance and to
coordinate with other pertinent regulatory agencies. The applicant’s letter
of intent states, “The Comprehensive Plan states, “Designation of Resource
Management areas recognizes the importance of a coordinated effort to
protect and conserve natural resources while allowing for the continued
economic use of private property and public lands.” The proposed project
aims to provide the landowner a source of income on his property, thus
meeting the standard of economic development. As the mine will be
reclaimed as an aesthetic lake used for recreation, it will also be protected
from future development resulting in a conservation type of approach. The
mining activity will not take away from the land’s current value but will
instead ultimately modify it to a different type of value. The Plan also states,
“The type and intensity of development in Resource Management areas
should support the needs of timber production, wildlife habitat
management, recreation, agriculture, and areas of environmental
sensitivity.” The resulting lake will provide both game and non-game
animals important habitat. Fish will occupy the lake, bringing in waterfowl
and wading birds. Additionally, the Plan states “Accordingly, residential
development should be limited to very low density, with a maximum density
of one dwelling unit per 25 acre.” As Mr. MclLain’s personal residence is the
only one planned for the property, this activity is also consistent with the
applicable zoning standards. The Plan puts an emphasis on allowing public
services to be permitted in areas zoned as RM, provided it does not threaten
natural resources. While a physical public service building is not planned
for the property, the proposed mine may also provide the necessary
material to repair and construct existing and future roads directly servicing
the public. All applicable federal and state permits have been acquired at
this point in the planning process. The wetlands have been verified by the
USACE, the mining permit has been issued by DHEC-Mining, Coastal Zone
Consistency has been issued by DHEC-OCRM and a land disturbance
permit has been issued by DHEC-Bureau of Water. Furthermore, Charleston
County Stormwater has determined a stormwater permit will not be
required. SCDOT has also determined an encroachment permit will not be
required and Charleston County Site Plan Review has given approval to
proceed with the BZA Special Exception application. These approvals have
been included in this application.” Therefore, the request may meet this
criterion.

Page 6 of 8



BZA Meeting of July 1, 2024
Staff Review, Case # BZA-05-24-00789

83.6.5(6): Vehicular traffic and pedestrian movement on adjacent roads shall not be
hindered or endangered.

Response: Vehicular traffic and pedestrian movement on adjacent roads should not
be hindered or endangered. The applicant’s letter of intent states, “There
are several important factors to note that will mitigate the potential hazards
that could arise from added truck traffic resulting from expanded mine
operations. The location of the proposed mine site is unique in that it
provides multiple routes truck drivers can utilize to reach their destinations.
It is also located in a central area as it relates to current and planned
developments, reducing the time and distance trucks have to spend on the
roads. Development is trending to areas located in southern Charleston
County as well as Dorchester County. Depending on where a development
is located, there are several routes that can be taken. Current and planned
developments in Dorchester County along the Highway 165 corridor are
less than 10 miles from this mine site. Improvements are already being
made to Highway 165 which will greatly reduce the risk of traffic accidents
when servicing those areas. Developments located in Hollywood and
Ravenel are also less than 10 miles away and offer a route that would take
truck drivers on low traffic roads until they hit Highway 17, a major four-lane
corridor. For projects located closer to West Ashley, drivers may take
Highway 17 or Hyde Park Road to County Line Road to get to their
destinations. Having multiple routes to major highways will significantly
reduce the risk of vehicular conflicts. Once trucks reach Highway 17 there
are sidewalks located on both sides of the road, substantially reducing the
risk of pedestrian/vehicular accidents. The hours of operation previously
stated will only allow truck drivers on the road during daylight hours for the
majority of the year, further reducing the risk of traffic hindrances. Finally,
truck traffic is not expected to cause abnormal vehicular congestion along
Hyde Park Road as similar traffic patterns from past mining activity in the
area have not caused any significant known issues.” Therefore, the request
may meet this criterion.

Board of Zoning Appeals’ Action:

According to Article 3.6 Special Exceptions, Section §3.6.5 Approval Criteria of the
Charleston County Zoning and Land Development Regulations Ordinance (ZLDR),
(adopted July 18, 2006), Special Exceptions may be approved only if the Board of Zoning
Appeals finds that the proposed use meets all of the Approval Criteria of 83.6.5A.

In granting a Special Exception, the Board of Zoning Appeals may attach to it such
conditions regarding the location, character, or other features of the proposed building
or structure as the Board may consider advisable to protect established property values
in the surrounding area or to promote the public health, safety, or general welfare
(83.6.5B).

The Board of Zoning Appeals may approve, approve with conditions or deny Case # BZA-
05-24-00789, [Special Exception request for the establishment of a Resource
Extraction/Mining use in the Resource Management (RM) Zoning District at 7200
Highthorne Road (TMS # 175-00-00-023) in the St. Pauls Area of Charleston County], based
on the BZA's “Findings of Fact”, unless additional information is deemed necessary to
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make an informed decision. In the event the Board decides to approve the application,
the Board should consider the following conditions recommended by Staff:

1.

Prior to zoning permit approval, the applicant shall complete the Site Plan
Review process.

The days and hours of operation for this project shall not exceed Monday
through Friday, 7:00 am to 5:00 pm.

The applicant shall maintain the travel way of Hyde Park Road for a distance
of 300 feet in each direction from the truck entrance free of all dirt, gravel, or
other debris associated with the resource extraction at least twice during each
workday, and once at the end of each workday to maintain a safe travel way.

The applicant shall maintain the 25’ ingress/egress easement on Highthorne
Road to include water application as required for dust mitigation on
Highthorne Road.

The applicant shall be responsible for any damage to roads associated with
the resource extraction and coordinate with the State in maintaining and
repairing the roads as necessary.

The applicant shall post an all-weather sign on the haul road entrance visible
from the Hyde Park Road Right-of-Way listing the name and contact
information, including a phone number, of the local contact. This person listed
will serve as a contact for this project, in case there are any compliance issues
that arise during the mining operation.

The Applicant shall provide documentation from an Environmental Engineer,
Geologist, Hydrogeologist, or other similarly qualified professional outlining
the effect/impact on well and groundwater within 1000’ of the subject
property. The Applicant shall work with County Staff to determine how the
Owner will mitigate any negative impacts, if found.
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April 17, 2024

Charleston County Planning and Zoning
4045 Bridge View Drive
North Charleston, SC 29405

RE: Highthorne Mine Letter of Inlet — Special Exception
Description of Request:

The purpose of this letter is to express Mr. Jeff McLain's intent to install a sand/dirt mine, consisting of
approximately 32.2 acres, which will be reclaimed as lakes and grasslands upon completion of mining
operations. The site is located at 6366 Hyde Park Road, Ravenel, SC, 29470, identified as TMS #175-00-00-
023, and zoned Resource Management (RM). As seen on the attached location map, County Line Rd is to
the north and east, SC-165 is to the east, and US-17 is to the south. The Property is currently managed for
silviculture, wildlife and recreation, and mining. The property was previously two parcels (TMS #175-00-00-
023 & #175-00-00-065). The property line between the two parcels has been abandoned, and the
Charleston County approval letter and recorded plat are attached for reference.

The proposed work is an extension of the original MclLain Hyde Park Mine Segment 1, approved by
Charleston County on April 28, 2022 (GP1-002322 BZA-01-22-00549), and will include Segments 2, 3, 4, and
5. Segment 1 (GP1-002322 BZA-01-22-00549) consists of approximately 5 acres, Segment 2 is
approximately 6.2 acres, Segment 3 is approximately 3.6 acres, Segment 4 is approximately 13.4 acres, and
Segment 5 is approximately 9 acres. The surrounding land will continue to be managed for silviculture and
wildlife. The objective of the mine is to generate revenue from the properties’ resources and to enhance
and beautify the property.

This mine permit application will consider the location of existing wetland features, and proposed work will
be designed to avoid any impacts to these resources. There is an active Army Corps. of Engineers
Jurisdictional Determination Letter on the parcel (SAC #2020-00730). Water that enters the mine is to be
pumped into an existing basin for settling and then passively discharge through an outlet into an existing
ditch. The water will then exit the property through wetlands adjacent to Drayton Swamp, discharge to
Wallace Creek, and eventually drain into Rantowles Creek. Buffers are measured from the proposed mine
location and any adjacent property boundaries and will be 50 feet for the front and rear of the property and
100 feet for the sides of the property. A 50-ft buffer will be used from any identified wetland, as requested
from Charleston Couty Planning and Zoning, and will follow all conditions set forth in the Charleston County
BZA approval.

The proposed resource extraction is located approximately 0.5 miles north of Hyde Park Road. It is estimated
that the mine will operate for approximately 5 years under the Individual Mine Operating Permit (1-002394).

880 Island Park Drive, Suite 400, Charleston, South Carolina 29492
843.501.0333
bowman.com



Truck traffic is expected to be between 10-150 trucks per day with an average of 50 trucks per day, up to 6
days a week, but only when the operator has a specific need for the material. It is not the belief of the
operator that the mine will be actively digging/hauling every day. Proposed business hours are to be from
7:00 am until 5:00 pm Monday through Friday. The mine may also occasionally operate from 8:00 am until
12:00 pm on Saturdays. Truck traffic patterns from past mining activity in the area have not caused any
significant known issues.

Mining activities are not expected to adversely impact any surrounding properties. Trucks will use interior
roads to access larger roads capable of supporting truck traffic. Aside from the applicant’'s home, there is
only one other dwelling along the haul road. The operator will maintain respect for that resident and
minimize potential issues to the greatest extent practicable. As evidenced by the surrounding zoning, there
are no residential subdivisions within close proximity that will experience any noise, dust, vibrations, etc. No
chemicals or harmful substances are used in the mining process that would impact wells or create odors on
adjacent properties. A water truck will be treating the haul roads for dust.

A South Carolina Registered Forester performed a tree survey for TMS# 175-00-00-023 and along the haul
road. No grand trees (greater than 24" DBH) were identified.

No water, sewer, or electrical service will be required of this operation. A portable toilet will be installed
onsite.

No encroachment permit will be required of this operation because the mine is operated from an existing
driveway. Please see the attached coordination.

1. Is the proposed use consistent with the recommendations contained in the Charleston
County Comprehensive Plan and the character of the underlying zoning district “Purpose and
Intent”? Explain:

Mr. Mclain’s property is currently zoned Resource Management (RM). The property is currently
managed for silviculture, wildlife, and recreation, and has been for many decades. The proposed
work is an extension of the original McLain Hyde Park Mine Segment 1, approved by Charleston
County on April 28, 2022 (GP1-002322 BZA-01-22-00549). While the Comprehensive Plan identifies
uses in these areas as principal for timber production, wildlife habitat, recreational, commercial
fishing, and limited agriculture, sand, fill dirt and other mineral extraction are undoubtedly other
examples of natural resource management and utilization that offers landowners additional
potential sources of revenue. Considering this, resource extraction with the ultimate purpose of
creating a pond that can be used as wildlife habitat and for recreation fits the character of the
zoning district. Furthermore, the Plan identifies quality affordable housing as a primary goal. There
is currently an obvious shortage of fill material in Charleston County. When developers must haul
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material in from surrounding counties, it increases the average home cost. Sources of fill material
located in Charleston County not only increase tax revenue for the County, but also help to maintain
lower price points for housing that the area so desperately needs.

Describe how the proposed use is compatible with existing uses in the vicinity and will not
adversely affect the general welfare or character of the immediate community.

The proposed work is an extension of the original McLain Hyde Park Mine Segment 1, approved by
Charleston County on April 28, 2022 (GP1-002322 BZA-01-22-00549). These new mineral extraction
activities are not expected to adversely impact any surrounding properties. While multiple interior
roads are shown on the Site Plan, only the thickened dashed linework that identifies the haul road
will be used for mining operations. Aside from the Applicant's home, there is only one other
dwelling along the haul road. The operators will maintain respect for that resident and minimize
potential issues to the greatest extent practicable.

Segments 2, 3,4, and 5 are an extension of the approved Segment 1 Mine on Mr. McLain’s property.
Please see the attached 2.5-mile Proximity Analysis Exhibit that showcases the surrounding mines.
The three mines that fall within the 2.5-mile radius are the Hyde Park Soils Mine, Hyde Park Mine
and the Draycor Mine. The Hyde Park Soils Mine is not active and has had known issues with
Charleston County and SCDHEC. The Hyde Park Mine is also not active, and the mining permit is
pending approval of reclamation. The Draycor Mine is not located in Charleston County and is
located in Dorchester County. The Draycor Mine has not been approved by Dorchester County yet
and is fully forested with no land disturbance occurring yet. Please see the attached
correspondence from SCDHEC in regard to each mine within 2.5-miles. SCDHEC's knowledge comes
from the Annual Mine Reclamation Report that is due at the end of June each year. The operator
of both the Hyde Park Soils Mine and the Hyde Park Mine (Robert Collins Company) confirmed that
mining was complete for both sites and reclamation processes were almost complete.

Much of the surrounding property is managed for timber production and mining. Log trucks as well
as dump trucks are often seen on Hyde Park Road as the residents of the area manage their natural
resources. Mining has been taking place off Hyde Park Road for over a decade while logging has
been conducted on the surrounding properties much longer.

Describe what adequate provisions have been or will be made for such items as: setbacks,
buffering (including fences and/or landscaping) to protect adjacent properties from the
possible adverse influence of the proposed use, such as noise, vibration, dust, glare, odor,
traffic congestion and similar factors.

Reasonable precautions have been accounted for in this mining operation. Undisturbed buffers will
be established at a distance of 100’ from proposed mines and any adjacent properties zoned as
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residential and at a distance of 75 from proposed mines and any adjacent properties zoned as
vacant agricultural. A 50" buffer from any wetlands and proposed mines has been provided. A 100’
buffer will be established on the eastern border of the mine site, adjacent to parcels 180-00-00-022
& 180-00-00-003. The same 100’ buffer will be established on the southern border of the mine site,
adjacent to parcels 175-00-00-064 & 175-00-00-066. The western border of the mine site will have
a 100" buffer, adjacent to parcels 180-00-00-018 & 180-00-00-012. The land use buffer of 100 feet
against residential parcels complies with the Zoning and Land Development Regulations Ordinance.

A 75" buffer will be established on the northern border, adjacent to parcel 180-00-00-058. The 100’
buffer area along the eastern boarder was used to plant loblolly pine approximately 19 years ago,
and there is a surplus of canopy trees. Natural regeneration of loblolly pine (evergreen) saplings,
along with various types of hardwood saplings occupies the understory, also exceeding the
requirements. A surplus of shrubs occupies the available space along the forest floor. All buffers
around the mine site will remain undisturbed. There are currently approximately 227 loblolly pine
trees per acre in the buffer area. In the approximately 80-foot linear section of landscape buffer
that does not exist, a six-foot tall, fully stabilized, vegetative berm will be constructed.

A locking gate will also be installed at the entrance of the mine site. Furthermore, as Mr. McLain
resides on the property, there will be constant surveillance of the mine site outside of normal
operating hours, ensuring trespassers will be kept out and to further ensure the safety of the general
public.

After having a conversation with SCDOT, it was determined that an encroachment permit would
not be required, nor would any improvements need to be made to the existing haul road
(Highthorne Road). Approximately 20 feet of paved apron exists at the junction of Hyde Park Road
and Highthorne Road. Furthermore, all landowners sharing the use of Highthorne Road were made
aware of Mr. McLain's intentions to use the road for mineral extraction. At approximately 0.5 miles,
the graveled haul road should provide ample time for dust and dirt to settle before trucks enter
Hyde Park Road. If sediment does accumulate on Hyde Park, sweepers will be utilized to remove
any build up. Water trucks will also be available to reduce dust on Highthorne Road during dry
periods. No chemicals or harmful substances are used in the mining process that would impact
wells on adjacent properties or create foul odors. Monthly monitoring will be conducted to ensure
total suspended solids as well as pH meet the requirements set forth by DHEC before water is
discharged into wetlands.

Lastly, a Stormwater Pollution Prevention Plan (SWPPP) has been prepared that includes very

detailed monitoring and reporting protocol that will aid to significantly reduce the possibility of
adverse effects on the mine site and surrounding properties.
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If applicable, will the property be developed in a way that will preserve and incorporate any
important natural features? Explain:

This project has been designed in a way that will preserve any natural features found on the
property. There is an active Jurisdictional Determination Letter on the parcel, referenced by US Army
Corps of Engineers SAC#2020-00730. Water that enters each mine is to be pumped into an existing
basin for settling, and then passively discharge through an outlet into an existing ditch, giving
ample time for settling before entering wetlands. Some of the water will then exit the property
through wetlands adjacent to Drayton Swamp, then Wallace Creek, and eventually into Rantowles
Creek. Each Segment has this process, with some of the segments draining into the other. The
settling process is shown on the Site Plans and in the SWPPP Report. The mine permit application
has considered the location of these wetland features and has been designed to avoid any impacts
to these resources.

Additionally, a tree survey was performed by a South Carolina Registered Forester within the mine
footprint, along the haul road and 40 feet outside of both. No grand trees (24" DBH and greater)
were identified. Information on the tree survey can be found in the attached map.

Finally, as outlined in the issued GP1 mine permit, upon completion of excavation, the mine will be
reclaimed as either a fully vegetated grass field, put back into silviculture, or turned into a fully
stabilized lake feature, further beautifying the property, and offering additional opportunities for
wildlife and recreation.

Explain how the proposed use complies with all applicable rules, regulations, laws and
standards of this Ordinance, including but not limited to any use conditions, zoning district
standards, or Site Plan Review requirements of this Ordinance.

The Comprehensive Plan states, “Designation of Resource Management areas recognizes the
importance of a coordinated effort to protect and conserve natural resources while allowing for the
continued economic use of private property and public lands.” The proposed project aims to
provide the landowner a source of income on his property, thus meeting the standard of economic
development. As the mine will be reclaimed as an aesthetic lake used for recreation, it will also be
protected from future development resulting in a conservation type of approach. The mining
activity will not take away from the land’s current value but will instead ultimately modify it to a
different type of value.

The Plan also states, “The type and intensity of development in Resource Management areas should
support the needs of timber production, wildlife habitat management, recreation, agriculture, and
areas of environmental sensitivity.” The resulting lake will provide both game and non-game
animals important habitat. Fish will occupy the lake, bringing in waterfowl and wading birds.
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Additionally, the Plan states “Accordingly, residential development should be limited to very low
density, with a maximum density of one dwelling unit per 25 acre.” As Mr. MclLain's personal
residence is the only one planned for the property, this activity is also consistent with the applicable
zoning standards. The Plan puts an emphasis on allowing public services to be permitted in areas
zoned as RM, provided it does not threaten natural resources. While a physical public service
building is not planned for the property, the proposed mine may also provide the necessary
material to repair and construct existing and future roads directly servicing the public.

All applicable federal and state permits have been acquired at this point in the planning process.
The wetlands have been verified by the USACE, the mining permit has been issued by DHEC-Mining,
Coastal Zone Consistency has been issued by DHEC-OCRM and a land disturbance permit has been
issued by DHEC-Bureau of Water. Furthermore, Charleston County Stormwater has determined a
stormwater permit will not be required. SCDOT has also determined an encroachment permit will
not be required and Charleston County Site Plan Review has given approval to proceed with the
BZA Special Exception application. These approvals have been included in this application.

Will the proposed use hinder or endanger vehicular traffic and pedestrian movement on
adjacent roads? Explain:

There are several important factors to note that will mitigate the potential hazards that could arise
from added truck traffic resulting from expanded mine operations. The location of the proposed
mine site is unique in that it provides multiple routes truck drivers can utilize to reach their
destinations. It is also located in a central area as it relates to current and planned developments,
reducing the time and distance trucks have to spend on the roads.

Development is trending to areas located in southern Charleston County as well as Dorchester
County. Depending on where a development is located, there are several routes that can be taken.
Current and planned developments in Dorchester County along the Highway 165 corridor are less
than 10 miles from this mine site. Improvements are already being made to Highway 165 which will
greatly reduce the risk of traffic accidents when servicing those areas. Developments located in
Hollywood and Ravenel are also less than 10 miles away and offer a route that would take truck
drivers on low traffic roads until they hit Highway 17, a major four-lane corridor. For projects located
closer to West Ashley, drivers may take Highway 17 or Hyde Park Road to County Line Road to get
to their destinations. Having multiple routes to major highways will significantly reduce the risk of
vehicular conflicts. Once trucks reach Highway 17 there are sidewalks located on both sides of the
road, substantially reducing the risk of pedestrian/vehicular accidents. The hours of operation
previously stated will only allow truck drivers on the road during daylight hours for the majority of
the year, further reducing the risk of traffic hindrances. Finally, truck traffic is not expected to cause
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abnormal vehicular congestion along Hyde Park Road as similar traffic patterns from past mining

activity in the area have not caused any significant known issues.

Should you have any questions concerning this application please do not hesitate to reach out to me directly
at (843) 501-0338, or jducker@bowman.com.

Sincerely,

Jim Ducker
Branch Manager

Enclosures:

1.

® NV AW
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Posted Notice Affidavit

Site Plans
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SCDHEC Mine Operating Permit (1-002394)

Encroachment Permit Correspondence

. SCDHEC NPDES Permit No. SCG731576
11.
12.
13.
14.
15.
16.
17.
18.

Signed Tree Survey
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Draycor Mine Reclamation Status
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2. WETLANDS AND PONDS WERE DELINEATED BY SABINE & WATERS, INC. ENVIRONMENTAL LAND MANAGEMENT CONSULTANTS ON JULY 24, 2020.
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5. THERE ARE NO GRAND TREES WITHIN THE PROPERTY BOUNDARY PER ROBERT STRANGE, SC REGISTERED FORESTER #1931.

TREE SURVEY
*NO GRAND TREES WERE OBSERVED WITHIN THE SURVEY AREA*

Tree Number Species DBH Latitude Longitude
1 Blackgum 20.4" 32.817289 -80.258481
2 Laurel Oak 23.4" 32.817342 -80.258463
3 Sweetgum 13" 32.817045 -80.258336
4 Blackgum 19.3" 32.817168 -80.258498
5 Blackgum 15.5" 32.817201 -80.25855
6 Sweetgum 16.4" 32.817353 -80.25858
7 Blackgum 16.8" 32.817398 -80.258526
8 Water Oak 13.5" 32.817642 -80.258664
9 White Oak 2.7 32.817779 -80.258766
10 Water Oak 17.9" 32.818189 -80.258768
11 Water Oak 15.2" 32.818114 -80.25879
12 Red Maple 13.0" 32.817335 -80.258314
13 Red Maple 11.4" 32.817337 -80.258272
14 Sweetgum 16.6" 32.817274 -80.258183
15 Water Oak 11.2" 32.817219 -80.25824
16 Live Oak 14.0" 32.818617 -80.259008
17 Water Oak 15.4" 32.820352 -80.259188
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