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1.0 PROJECT DESCRIPTION

The purpose of this study is to conduct an analysis of location and construction alternatives for an
addition to THE HIGHLANDS. THE HIGHLANDS is a commercial development by the Ohio
County Development Authority of Ohio County, West Virginia. THE HIGHLANDS is located
near Triadelphia, West Virginia adjacent to Interstate 70. THE HIGHLANDS now encompasses
over 1000 acres.

THE HIGHLANDS is largely situated on property that was used for disposal of deep mine coal
refuse and the disposal of excess earth and organic materials from the construction of Interstate
70. Environmental remediation has successfully been done for many environmental concerns,
including acid mine drainage (AMD) water and sludges, PCB-oil transformers, asbestos
containing construction materials (ACM) and other solid wastes. The general topography of the
development is that of steep slopes with tight drainage areas. Areas outside of the refuse/waste-
impacted zones are forested.

THE HIGHLANDS is now a unique asset to Ohio County and surrounding communities. The
current development has over 1,000,000 square feet of warehouse/distribution center and major
retail stores including Cabela’s, Wal-Mart, Target, J.C. Penney’s, and Kohls. THE
HIGHLANDS will bring several thousand permanent jobs to the area, plus substantial tax
revenue to Ohio County. THE HIGHLANDS is designated as a Tax Increment Financing (TIF)
district. The TIF, among other positive assets, allows the County to collect a portion of sales
and property taxes from businesses within its boundary. TIF lines are shown on the plan, and
were established by the State at the onset of THE HIGHLANDS project.

The next phase of THE HIGHLANDS development (Phase V) is to build a 100 acre, relatively
flat pad for the construction of a theme park. The total area of impact including fill slopes would
be 217 acres. The theme park, Crystal Mountain, will be another unique asset to both THE
HIGHLANDS and the surrounding communities because it will operate year-round, providing
jobs for over 1,000 employees (1,200 including seasonal).

Phase V construction (designated as the Preferred Alternative), as planned, would fill three

wetlands (0.23 acre), Storch’s Run and its contributing drainage. Storch’s Run is and has been

degraded by years of acid mine drainage. Although the stream valley would be filled for the

construction of Phase V, multiple water treatment measures (e.g. alkaline rock drainage blanket,

settling ponds, treatment wetlands) would be constructed to provide enhanced remediation of the

acid mine pollution continuing to flow through the captured reaches of Storch’s Run. The water

being discharged from the remains of Storch’s Run would be “cleaner” and would, thereby, help L
to improve water quality in the lower portion of the Middle Wheeling Creek watershed.

The following sections present a further description of the proposed development and reasonable
alternatives, a discussion of design criteria, a discussion of socio/economic impacts, wetland and
stream impacts, an analysis of the pros and cons of seven alternatives, and conclusions regarding
the preferred alternative.




2.0 PROPOSED ACTION AND REASONABLE ALTERNATIVES

THE HIGHLANDS proposes to expand the current development limits by constructing
approximately 100 acres of relatively flat building pad for a theme park. The total area of impact
including fill slopes would be 217 acres. The theme park must be integrated with the existing
HIGHLANDS roadway system, utilities and power grid. Conceptually there are seven (7)
possibilities for the project: No Build; Preferred Alternative; and Alternatives A. B, C. D and E.
Locations of each alternative with rough grading are provided in Attachment 1. The length of the
streams being impacted by the construction of each alternative, with the exception of the
Preferred Alternative, are estimated to include the approximate extent of the fill slopes.

2.1 No Build Description

This alternative is one where the project is not constructed. There would be no impact on
existing site conditions.

2.2 Preferred Alternative Description

The Preferred Alternative is located south of Phase VIII. It would be constructed by cut/fill earth
moving. Roads, utilities and the power grid have been designed to integrate with this alternative.
It is partially located within the TIF. This Alternative will require the filling of 0.23 acre of
wetlands and the filling of 8,141 linear feet of streams (4,764 perennial; 709 intermittent; 2,668
ephemeral). There would be a net earth disturbance of 13.7 million cubic yards of fill. The
Preferred Alternative is integral to other THE HIGHLANDS retail and commercial businesses.

2.3 Alternative A Description

This alternative is located south and east of THE HIGHLANDS, east of Interstate 70. The total
area of impact is approximately 180 acres. It has no planned or easy access to roads or utilities. It
would be constructed using cut/fill earth moving. Approximately 3,750 linear feet of stream
would be filled (2.800 perennial; 950 ephemeral). There would be a net earth disturbance of 26.1
million cubic yards of fill. There are overhead electric transmission lines. The QOCDA does not
own any of the property needed for pad construction. Surrounding land is used for the Interstate,
and is otherwise largely undeveloped.

2.4 Alternative B Description

This alternative is located adjacent to Alternative A, east of Interstate 70 from THE
HIGHLANDS. The total estimated area of impact is approximately 160 acres. Potential access
requires a major construction effort. Approximately 3,970 linear feet of stream would be filled
(2,200 perennial; 1,770 ephemeral). There would be a net earth disturbance of 25.4 million cubic
yards of fill. There are overhead electric transmission lines. The OCDA does not own any of the
property needed for pad construction. The Alternative B site and adjacent properties are
undeveloped.




2.5 Alfernative C Description

Alternative C is adjacent to Alternative B. The total estimated area of impact is approximately
150 acres. Potential access is limited, and would require major construction. Approximately
2,675 linear feet of stream would be filled (600 perennial; 805 intermittent; 1,270 ephemeral).
There would be a net earth disturbance of 24.8 million cubic yards of fill. There are overhead
electric transmission lines. The OCDA does not own any of the property needed for pad
construction. The Alternative C site and adjacent properties are primarily undeveloped.

2.6 Alternative D Description

Alternative DD is located south of a new Interstate 70 interchange proposed for THE
HIGHLANDS. The total estimated area of impact is approximately 150 acres. Approximately
4,700 linear feet of stream would be filled by its construction (2,650 intermittent; 2,050
ephemeral). There would be a net earth disturbance of 23.4 million cubic yards of fill. The
OCDA does not own any of the property needed for pad construction. It could be possible to
connect the site to the new Interchange (if constructed), although this connection would require
major construction and land purchases to access the site. Neighboring properties include
commercial development, residential. and undeveloped areas.

2.7 Alternative E Description

Alternative E is shown as Phase VII on the Master Plan. The total estimated area of impact is
approximately 200 acres. It might be constructed to interface with the new, proposed Interstate
70 interchange and could be connected to THE HIGHLANDS roads. Construction would fill
approximately 1,600 feet of stream (600 intermittent; 1,000 ephemeral). There would be a net
earth disturbance of 68.9 million cubic yards of fill. The OCDA does not own all of the property
needed for pad construction. The site is bordered by warehouses and undeveloped areas.

3.0 CRITICAL DESIGN CRITERIA

Nine (9) critical design criteria have been established to select the most suitable location for the
theme park. The project design includes the following criteria:

+  Minimum of 100 acres excluding outslopes and stormwater management facilities.

e No height restriction.

¢ OCDA ownership or control.

e Access to the rest of THE HIGHLANDS and Interstate 70.

e Access to utilities and the power grid.

» Economy of earth cut/fill construction.




e  Minimize adverse environmental impacts.

» Most reasonable, practical, and practicable approach to mitigating environmental impacts.

e Net positive impact of socio/economic considerations

4.0  SOCIO-ECONOMIC CONSIDERATIONS

THE HIGHLANDS has already had a significant positive affect on Ohio County and surrounding
communities and this project will enhance these affects. In addition to the theme park, several
hotels will be constructed on this expansion. The net result will be an increased number of jobs

available plus tax revenue to the County.

4.1 Economic Considerations

Economic considerations include the following:

TIF (tax increment financing district)

Increased number of jobs (construction, part-time, full-time permanent)
Diversity of THE HIGHLANDS businesses

Other tax revenue to the State of West Virginia and Federal government

4.2 Demographics

The Ohio County population has declined over the past 40 years. Recent WVU Regional
Research Institute data shows a population decline from 50,871 in 1990 to 45,715 in 2005. The
Institute, without respect to THE HIGHLANDS impact, projects a continued loss in population
through 2025. Creation of jobs is judged by the OCDA as essential for attracting and
maintaining County population.

4.3 Land Use

THE HIGHLANDS occupies largely undeveloped areas. Near THE HIGHLANDS are small
commercial developments and scattered individual residences. Land use considerations include:
* Noise

Traffic

Lighting

Aesthetics

Proximity to existing THE HIGHLANDS infrastructure

5.0  WETLANDS & STREAMS

The wetlands and streams for Alternative construction sites have been estimated from previous
studies, and are tabulated on the drawing. The Preferred Alternative is the only alternative that
fills wetlands (0.23 acres). These wetlands and Storch’s Run are degraded because of years of




acid mine drainage passing through the watershed. Two (2) of the wetlands have formed within
the lowest existing AMD treatment pond. The placement of the AMD ponds within the flowpath
of Storch’s Run has created fragmented, disjunct habitats. In-stream migration is limited or
impossible for most aquatic biota.

A treatment area including wetlands is planned to be constructed at the mouth of Storch’s Run to
enhance the quality of water flowing to Middle Wheeling Creek. Construction of the Preferred
Alternative will help to reduce the quantity of AMD and will further enhance watershed water
quality. Mitigation projects for both streams and wetlands are proposed along Middle Wheeling
Creek if the Preferred Alternative is built.

6.0 ANALYSIS OF ALTERNATIVES
Seven alternatives for the project were analyzed. Only the Preferred Alternative is within the
TIF area. A summary discussion for each alternative follows below. Analytical points are also

compiled in Table 1.

6.1 No Build Analysis

The No Build Alternative would preserve the current site conditions. The No Build Alternative
would provide no expanded treatment for the acid producing seeps and AMD discharges. This
alternative would cause the loss of the theme park from THE HIGHLANDS, eliminating
revenue, permanent jobs and construction jobs. Master Plans for THE HIGHLANDS would be
dramatically altered, and there would be a loss of roads and infrastructure already under
extension to the theme park area.

6.2 Preferred Alternative Analysis

The Preferred Alternative meets all critical design criteria. A portion lies within the TIF, which
is vital for the County. AMD-producing spoils and seeps will be encapsulated, and overall
watershed quality will improve. Planned mitigation projects along Middle Wheeling Creek will
proceed. The mitigation will result in a net increase in wetland habitat in the Middle Wheeling
Creek watershed. The stream mitigation would enhance stream habitat in Middle Wheeling
Creek, creating more suitable habitat for biota in a larger-scale aquatic system. Over one
thousand employment opportunities, both temporary and long term, will be created at the theme
park and adjacent hotels. Noise, light and traffic will remain in THE HIGHLANDS
development.

6.3 Alternative A Analysis

Alternative A is east of Interstate 70 across from the retail portion of the site. It does not meet
design criteria, specifically:

e The OCDA does not own or control any of the property needed for the pad construction.




Alternative A has no suitable access roads, utilities or power. This infrastructure would have
to be built. likely requiring the purchase of additional properties and rights-of-way.

The existing overhead high-voltage electric line precludes the construction of theme park
rides that are to be over 100 feet high. Furthermore, the induced eletromagnetic fields would
produce unsafe conditions for the rides and their passengers. The overhead line would have
to be re-located. This relocation would require the purchase of additional properties and/or
rights-of-way plus paying for the physical relocation cost.

3,750 linear feet of stream fill would be required.

Noise, traffic, and light will be more impactful on neighboring properties since the Theme
Park would be outside the main THE HIGHLANDS development.

6.4 Alternative B Analysis

Alternative B is located adjacent to Alternative A, east of Interstate 70. Alternative B is not
suitable for the project because it does not meet design criteria. These criteria include:

The OCDA does not own or control any of the property needed for the pad construction.

Alternative B has no suitable access roads, utilities or power. This infrastructure would have
to be built, likely requiring the purchase of additional properties and rights-of-way.

The existing overhead high-voltage electric line precludes the construction of theme park
rides that are to be over 100 feet high. Furthermore, the induced eletromagnetic fields would
produce unsafe conditions for the rides and their passengers. The overhead line would have
to be re-located. This relocation would require the purchase of additional properties and/or
rights-of-way plus paying for the physical relocation cost.

3,970 linear feet of stream fill would be required.
No wetlands would be impacted.

Increased noise. light and traffic impacts.

6.5 Alternative C Analysis

Alternative C does not meet design criteria. These criteria include:

The OCDA does not own or control any of the property needed for the pad construction.

Alternative C has no suitable access roads, utilities or power. This infrastructure would have
to be built, likely requiring the purchase of additional properties and rights-of-way.



* The existing overhead high-voltage electric line precludes the construction of theme park
rides that are to be over 100 feet high. Furthermore, the induced electromagnetic fields
would produce unsafe conditions for the rides and their passengers. The overhead line would
have to be re-located. This relocation would require the purchase of additional properties
and/or rights-of-way plus paying for the physical relocation cost.

e Increased noise, light and traffic impacts.
« 2,675 linear feet of stream fill would be required.

6.6 Alternative D Analysis

Alternative D is located near the planned THE HIGHLANDS Interstate 70 Interchange, but has
no planned connection to this roadway. Alternative D does not meet other design criteria,
including:

¢ The OCDA does not own or control all of the property needed for the pad construction.

e Alternative D has no suitable access roads, utilities or power. This infrastructure would have
to be built, likely requiring the purchase of additional properties and rights-of-way.

¢ Increased noise. light and traffic impacts.
e 4,700 linear feet of stream fill would be required.

6.7 Alternative E Analysis

Alternative E is located at the southwestern end of THE HIGHLANDS. It does not meet design
criteria:

* The OCDA does not own or control all of the property needed for the pad construction.

¢ The existing Master Plan would have to be altered to change the layout of roads, utilities and
power systems currently under construction.

e 1,600 linear feet of stream fill would be required.

7.0  CONCLUSION

Ohio County and the State of West Virginia have spent millions of dollars preparing THE
HIGHLANDS for development by building a new Interstate 70 interchange (Cabela’s
Interchange), access roads, infrastructure, pad ready sites, etc. The TIF district has been
developed to allow for future development and growth. If the theme park does not come to THE




HIGHLANDS, the County and the State will lose a $200 million development which will locate
to another site.

The analyses indicate that building the Preferred Alternative has the best overall outcome for
THE HIGHLANDS. The Preferred Alternative is the only alternative that meets the critical
design criteria. The Preferred Alternative also offers the best long-term tax revenue to the
County, and, because it lies adjacent to the existing THE HIGHLANDS development, best fits
land use goals. The net impact on the watershed quality will be positive because of the decrease
of exposed acid forming materials and acid mine drainage. Wetland acreage in the Middle
Wheeling Creek watershed would be increased. These mitigation wetlands would replace the
existing wetlands with wetlands that would provide more functions and values to the watershed.
Treatment wetlands will be used to remediate AMD in Storch’s Run. Therefore, the function of
the impacted wetlands will be maintained in the same drainage area. These treatment wetlands
are not considered to be mitigation wetlands. Stream mitigation performed on Middle Wheeling
Creek would enhance and stabilize aquatic habitat within the watershed. Enhancements to
Middle Wheeling Creek will provide preferred habitat for a greater diversity of aquatic life. The
enhancement of Middle Wheeling Creek will have a greater overall impact on the health and
viability of the biological community which utilizes it. Therefore, the mitigation to Middle
Wheeling Creek is ecologically more valuable than the preservation of Storch’s Run in its current
condition. While it 1s improper to suggest that any stream or wetland is not important or valuable,
one must consider the greater impact to the watershed that is occurring by the discharge of AMD
from Storch’s Run. Habitat would be lost through filling the Storch’s Run valley, but the
treatment methods would reduce the AMD influence from Storch’s Run, and would thereby
improve the habitat in the lower Middle Wheeling Creek watershed.

The other Alternative building locations do not meet one or more of the critical design criteria.
All of the Alternative locations fall outside of the TIF.

The No-Build Alternative does not enhance THE HIGHLANDS, improve socio/economic
County factors (e.g. no increase in employment opportunities or tax revenues), and does not
provide for increased measures to treat AMD in Storch’s Run, which would improve water
quality in the Middle Wheeling Creek watershed.

A summary table of the various alternatives is included in Afrachment 2.

8.0 ECONOMIC ANALYSIS

An economic analysis of the Preferred Alternative and Alternatives A through E has been
prepared by Wild Escape Theme Park. This analysis provides a comparison of the total costs and
the estimated costs for specific activities associated with the construction of the pad area for the
theme park at each of the alternative locations, not including the No-Build Alternative. Cost
estimates are provided for Land Acquisition, Construction of Roads, Extension of Ultilities,
Earthwork, Stormwater Management, and Relocation of Existing Utility Lines.




The estimated total cost for construction of the Preferred Alternative is $27.700.000. The
estimated total cost for construction of Alternative A is $54,000,000, The estimated total cost for
construction of Alternative B is $55,400,000. The estimated total cost for construction of
Alternative C is $55,600,000. The estimated total cost for construction of Alternative D is
$48,600.000, The estimated total cost for construction of Alternative E is $51,300,000,

The complete economic analysis is included in Attachment 3.




