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Executive Summary 

The proposed 3,000-acre industrial development will bring badly needed jobs to Marion 
County, South Carolina, as well as the entire Pee Dee Region of South Carolina.  Marion 
County has one of the highest rates of unemployment in the state which has the second 
largest unemployment rate in the nation. 

The 3,000-acre site has abundant flat land for multiple categories of end users, including 
large “industrial/commercial” customers requiring distribution facilities of 500,000 square 
feet or more.  The site’s intermodal assets satisfy crucial location criteria for various 
manufacturing enterprises such as automotive, and/or first-tier suppliers for which just-in-
time supply and shipping is required.  The critical mass afforded by the distribution market 
will also generate additional market potential for other local industry and commercial uses 
such as light manufacturing, lodging, day care, and retail. 

The site is both viable and strategic for several key reasons: 

• abundant flat land with numerous natural buffers that will help preserve the 
environment 

• a holistic development approach that will maximize “green” initiatives 

• the presence of the CSX Transportation mainline that provides access to the national 
railway system 

• the railroad line has the vertical clearance necessary to support double-stack 
intermodal traffic 

• close proximity to the Interstate 95, I-20, I-26 and I-40 roadway transportation 
corridors 

• location less than 5 miles from new I-73 corridor linking coastal SC and Ohio 

• an abundance of available utilities as well as a natural raw water resource from the 
Great Pee Dee River 

• approximately 75% of the property is owned by a single owner, and the balance by 
two others 

• a well defined and unified group of stakeholders 
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Background & Introduction 

CH2M HILL was retained to develop a master plan for the subject site in March 2009 by 
Marion County.  The subject site had been part of discussions related to numerous potential 
development options.  In the most recent few years, development concepts had centered on 
the site’s unique rail features. 

The scope of the master plan development included focusing on the highest and best use of 
the site (both in terms of development mix and site layout), stakeholder involvement and 
support, and incorporating environmentally sustainable features into the potential 
development.  Project development is an iterative process; the development of a formal 
marketing and business plan is intended to occur after the development of this master plan.  
Additional detailed engineering studies are also intended to occur following the 
development and submittal. 

The master plan was to include a combination of potential development uses – including 
rail-serve industrial sites, traditional industrial sites, intermodal options, logistics, 
warehousing and commercial – to the extent that such uses could be supported by site 
development best practices, national industrial development best practices, the community, 
and environmental best practices.  The master plan was to be developed in a manner that 
could be flexible for market factors that are normally associated with projects of this scope 
and time duration while at the same time being detailed enough to provide a basis for 
determining economic viability, to garner community and stakeholder support, and to 
attract businesses and potential investors. 

Master Plan Development Workshops were conducted April to September 2009.  Attendees 
for the majority of the workshops included participants from the property owners, Marion 
County administration, Marion County Commissioners, the Marion County Economic 
Development Corporation, local utilities (such as Pee Dee Electric Cooperative, Progress 
Energy, Grand Stand Water and Sewer Authority, and SCE&G), CSX Railroad, SCDOT, the 
South Carolina Department of Commerce, North Eastern Strategic Alliance (NESA), Dillon 
County, local members of the SC General Assembly, and the office of US Congressman 
James Clyburn.  Additional project meetings were held with the Marion County EDC and a 
meeting with CSX was conducted at the CH2M HILL office in Raleigh, NC. 

The collaborative manner in which the plan was developed in conjunction with best-in-class 
practices has produced a viable master plan that balances business, community and 
environmental considerations.  The master plan takes advantage of the site’s numerous 
natural resources such as wetlands to provide buffers and a unique sense of place while at 
the same time protecting those resources.  Additionally, recreational and environmental 
education has been incorporated into the master plan.   
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Locating at SAILC 

2.1 About SAILC 
The project site is located in western Marion County just south of Sellers, SC.  The site 
bounded on the east by US 301 on the south by US 76/301, and on the west by the Great Pee 
Dee River.  The property to the north is undeveloped; State Road S- 17-313 (Slabtown Rd) 
lies approximately 1.5 miles to the north. 

The current South Atlantic International Logistics Center (SAILC) includes 3000 acres.  The 
Edwards family owns 2500 acres, and this acreage is referenced in the Phase I and Build-out 
Summaries for the project.    Two other tracts, held by the Ellerbe and Helmsley families, 
and totaling 500 acres, are included for future phases. 

Road & Rail Access 
Interstate 95 is located less than 11 driving miles from the site and is accessible both from 
the north and from the west.  Future I-73 will be located less than 7 miles to north.  US 301 
and US 76/301 are the major multi-lane roads that are adjacent to the site.   County roads 
allow entrance and egress to the site from the north, south, and east. 

The main line of the CSX Railroad is located along the southern and eastern borders of the 
property.  The track runs in a straight north-south direction for the entire length of the 

FIGURE 2-1 
Vicinity Map  

 
Interstate 95 is located less than 11 miles from the SAILC site and future I-73 will be located less than 7 miles to north. 
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project.   Railroad right-of-way through 
the majority of the project site is 130 feet 
in width. 

Utility Availability 
Both Santee-Cooper and Progress Energy 
have high voltage overhead transmission 
lines that traverse the site.  Electrical 
service to this area is provided by both 
Progress Energy and Pee Dee Electric 
Cooperative. This ensures access and 
flexibility to meet any tenant’s needs. 

The site has ample natural gas 
availability.  An 8-inch underground 
natural gas line owned by Carolina Gas 
Transmission (CGT) traverses the site in 
a north-south direction.  South Carolina 
Electric and Gas (SCE&G) serves the 
entire area with natural gas.  The 
alignment and easement associated with 
the gas line will serve as a major 
alignment for internal roads and utilities 
within the site. 

Water service to the general area is 
currently provided by Marco Rural 
Water Company, a private company.  
There is a 250,000-gallon above ground 
water storage tank and 6-inch looped line 
located along US 301 on the site’s eastern boundary.     

Sewer service in the area consists primarily of septic systems.   When the site is developed, 
sewer service for the site will likely be provided from the Town of Sellers or the City of 
Marion.   

Additional Information 
The primary point of contact for this project is: 

Mr. Rodney Berry, Executive Director 
Marion County Economic Development Commission 
PO Box 840 
115 Guyton Road 
Marion, SC 29571 
843.423.8235 
rberry@marionsc.org 

 

FIGURE 2-2 
SAILC Site Map  

 
SAILC includes 3000 acres.  The lower 2500 acres are the 
focus of this master plan, with the upper 500 acres included 
for future phases. 
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2.2 About the Site 
2.2.1 Maps and General Site Layout 
Maps of the site as well as 
general layouts from the 
Master Plan are included 
in Appendix A.   

A detailed boundary and 
topographic survey for 
Phase I of the 
development will be 
completed in the near 
future. 

2.2.2 Land Purchase 
Current Ownership 
The majority of the 
property, including all of 
the property in Phase I, is 
owned by the Edwards 
family.  The contact for the 
Edwards family is: 

Mr. Jeff Edwards, President 
Edwards Wood Products 
PO Box 219 
Marshville, NC 28103-0219 
704.624.5098 
jeffedwards@ewpi.com 

Comparable Property 
Values 
Information from Marion County indicates property values in the nearby area of $3,500 to 
$10,000 per acre for undeveloped property and on the order of $6,000 to $20,000 per acre for 
developed property.  Property at the subject site is negotiable.  

2.2.3 Soil Conditions 
As indicated in the USGS Soil Survey for Marion County, the near surface site soils are 
typically silty and clayey sands along with silty clays of the Upper Coastal Plain of South 
Carolina.  These soils generally classify as SM, SC, SP or CL under the Unified Soil 
Classification System (USCS).  These soils are typically moderate to well draining, have low 
shrink-swell potential, and are generally suitable for structural fill. 

Soils that are in low lying areas may be a collection of silts, clays, and sands.  These soils are 
generally not free draining and may have relatively high organic contents.  The near surface 
soils in the low lying areas of the site are typically not suitable as structural fill. 

A geotechnical exploration for Phase I will be performed in the near future. 

FIGURES 2-3 
Preliminary Site Layout 
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2.2.4 Environmental Site Assessment  
A Phase I Environmental Site Assessment has already been performed for the site by the 
owner.  The majority of the site is undeveloped forest with a single property owner for over 
30 years.  With the exception of isolated household dumping and wetlands, there are no 
known obvious environmental issues associated with the site.   

2.2.5 Grading 
Development areas of the site have elevations with a range of 0-50 feet and the banks 
overlooking the great Pee Dee River are nearly 35 feet above the normal river elevation.  
However, numerous development acres within the site are relatively flat and located near 
the Gum Swamp.  Raising the building pads approximately 2 feet above the floodplain 
elevation is considered good practice.  Potential issues related to earthwork at the site 
include establishing adequate drainage, making adequate allowance for clearing and 
grubbing in primarily forested areas, and importing fill from nearby sources. 

2.2.6 Other Potential Site Related Issues 
100-year Flood Elevation 
The floodplain maps for this 
site date to 1990, and are 
reportedly in the process of 
being updated.  Floodplain 
maps need to be updated 
prior to full development; 
however, development of 
tracts in Phase 1 will likely 
not trigger the need for 
updated maps.  Existing 
floodplain boundaries and 
elevations will be clearly 
identified for Phase 1 prior to 
the initial development.   

Wetlands 
Approximately 800 acres of 
wetlands over the total 3000 
acres are estimated from soil 
surveys and aerial mapping. 
A wetland assessment will need to be completed prior to full development, included a 
jurisdictional determination of all of the wetlands at the site. Wetlands mitigation and 
“banking” techniques are an anticipated measure to preserve wetland area and maximize 
developable area.  Development of tracts in Phase 1 will require wetland determination for 
each specific tract, but should not be impacted by wetlands mapping for the entire site.   

SAILC master planning supports a sustainable and ‘green’ approach to development of the 
site.  Preliminary layouts have been designed to avoid and minimize impacts to wetlands. 

FIGURE 2-4 
FEMA Flood Insurance Rate Map for SAILC Site Area  

 
The floodplain maps for this site date to 1990.  Floodplain maps need to be 
updated prior to full development; however, development of tracts in Phase 1 
will not require updated maps. 
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Easements 
The following table identifies major easements associated with the property.  All easement 
owners have indicated a willingness to cooperate with the project development. 

TABLE 2-1 
Existing Utility Easements Identified on the SAILC Site 
South Atlantic International Logistics Center - Master Plan Summary 

Easement Type  Owner Width 

Power Transmission  Progress Energy 100’ 

Power Distribution  Progress Energy 30’ 

Power Transmission  Santee-Cooper 100’ 

Power Distribution  Pee Dee Electric Cooperative (PDEC) 30’ 

Gas Transmission  Carolina Gas Transmission (CGT) 40’ 

Mainline Railroad  CSX Transportation 130’ 

Sewer  City of Marion 15’ 

 

Cemetery 
A local cemetery, located on the southwest portion of the site, is 
maintained by Pleasant Grove Methodist Church.  The Master 
Plan accommodates these 7 acres with an appropriate buffer, and 
will maintain access via a secondary road at build-out.  

2.3 Local Development Considerations 
2.3.1 Zoning 
The Edwards tract and adjacent properties are currently zoned 
General Development District.   A General Development District 
allows for various uses within in it based on setbacks and 
landscape screening/buffering requirements and represents 
what the majority of the County is zoned. 

Re-zoning is a relatively straightforward process in Marion 
County.  A change from General Development District to 
Industrial Development or Planned Unit Development allows 
additional flexibility.  According to the planning department, the 
majority of the re-zonings are completed within 90-120 days of a 
properly completed application.  The first step in the process is 
to have an informal meeting with the County Planner to review the Zoning Amendment 
Application.  Once the completed application is received, a public hearing notice will be 
issued at least 15 days prior to the monthly planning commission meeting.   

The planning commission meets the second Thursday of every month.  Once the planning 
commission makes its recommendation it is forwarded on to the Marion County Council.   

FIGURE 2-5 
Cemetery Location 

 
Pleasant Grove Methodist 
Church Cemetery 
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2.3.2 Site Plan Approval 
Site plans approval normally takes 30 to 60 days in Marion County.  Following completion 
of the proper zoning, site plans can be submitted to the planning department for reviews.  
Following review by staff, site plans for this type of project will also be reviewed by the 
planning commission.   

2.3.3 Development Standards and Ordinances 
Marion County currently does not have a Unified Development Ordinance (UDO).  
Development standards are provided in the Zoning Ordinance and Land Development 
Ordinance. These are available by written request. 

2.3.4 Permits 
There are no unusual permits associated with development of this type in Marion County.  
Local permits include the building permit, which requires that DHEC approval has been 
obtained for stormwater management and sediment control, stormwater, and wetland 
impacts along with water/wastewater allocations.  The site is located within the Waccamaw 
Capacity Use area, therefore, DHEC regulates groundwater use.  A driveway permit may be 
required.  Wetland, floodplain, air quality and other specific tenant permits may be required 
at appropriate times, if needed.  

2.3.5 Other Potential Permit Issues 
Stormwater and maximum site coverage 
Marion County is not subject to the Phase II NPDES rules.  Additionally, there are no county 
standards for impervious surface coverage. A DHEC Notice of Intent is required as part of 
stormwater management and sediment control permit.  The permit process examines 
controls for the difference in pre-development and post-development conditions for the 2- 
and 10-year, 24-hour storms.  Permanent water quality can be addressed through:  

• Wet ponds designed to catch the first ½” of runoff from the entire area draining to 
the pond and release it over at least a 24-hour period 

• Dry ponds designed to catch the first 1” of runoff from the entire area draining to the 
pond and release it over at least a 24-hour period 

• For areas not draining to a pond, other types of controls must demonstrate how 
permanent water quality requirements will be addressed  
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2.4 About the Region  
(provided by Marion County Economic Development Commission) 

2.4.1 County Demographics 
Population 

2005 County Population: 34,904  
Radius (30-mile): 296,332 

Average Annual Salaries 
Marion County: $22,620  
South Carolina: $28,132  
United States: $35,323 

Population Distribution By Age 
18-24 years: 9.1%  
25-44 years: 29.1%  
45-54 years: 9.7%  
55-64 years: 8.4% 

Population Distribution By Education (ages 16-64) 
 High School Graduates - 65.3%  
 1 -3 Years of College - 15.5%  
 College Graduates - 6.5%  
 Post Graduates - 3.1% 

Employment by Sector 
Construction: 4% 
Manufacturing: 22.7% 
Trade/Transportation/Utilities: 19.8% 
Financial Activities: 3.8% 
Professional and Business Services: 6% 
Education and Health Services: 10.2% 
Government: 23.06% 

2.4.2 Local Labor Force  
Companies interested in locating in Marion County will find a wide range of quality 
services available. We have a considerable labor market with a variety of opportunities for 
training and education within close proximity. The County’s unemployment rate as of May 
2009 was 22%.The weekly wages earned by workers in this area are considerably lower than 
larger metropolitan areas. The incentives and benefits available for qualifying entities 
locating or expanding in Marion County are the maximum allowed by law. These 
opportunities allow new and existing firms a lower cost of operation when locating here. 

Employer-Employee Relations 
Employer-employee relations in South Carolina are very stable, and the state consistently 
ranks as one of the least unionized in the nation. In 2001, South Carolina had the lowest 
union membership rate in the United States. 

Marion County Population
 Distribution By Education

(ages 16-64)

Other
10%

 Post 
Graduates 

3%

 College 
Graduates 

7%

 High School 
Graduates 

64%

 1 to 3 Years
of College 

16%
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Labor Force 
Approximately 2,500 workers commute outside the county daily for employment. 

The total civilian labor force within a 30 miles radius is 161,463. This includes approximately 
33,000 workers unemployed and underemployed (underemployed are those making less 
than $12,000 annually). 

Approximately 50% of all high school graduates in Marion County choose to enter the 
workplace upon graduation. 

A Large Labor Force, with Access to Impressive Training and Development Programs 
The estimated labor force within a 30 mile radius of Marion County was 161,463 out of a 
total civilian population of 296,332. Over 50.8% of the population in that radius falls into the 
prime working age group of 25-54. Companies needing skilled laborers will benefit from the 
fact that South Carolina boasts a higher per capita percentage of craftsmen, operatives, and 
laborers than the national average. There is an abundant source of recruitable labor in the 
area, and a wealth of training and development opportunities. 

2.4.3 Labor Training 
Marion County is extremely fortunate to be 
in a position to offer and coordinate 
excellent job training opportunities for new 
and existing companies.  Technical and job 
training is available through an impressive 
network of schools, colleges, universities and 
training facilities. Contact us to learn how 
your company can benefit from our technical 
education system. 

Technical Education 
South Carolina’s technical education system 
is regarded among the nation’s best. Marion 
County has its own technical education 
center for high school students which 
provides excellent opportunities to prepare 
for the workplace or continue further 
technical training at a technical college. 
Marion County TEC has an alliance 
relationship with Florence-Darlington 
Technical College, which provides excellent 
job training opportunities and is 
conveniently located to Marion County 
companies. Florence-Darlington Technical 
College is within 45 minutes driving time of 
Marion County. The Marion County TEC is 
also aligned with Francis Marion and S.C. 
State University. 

FIGURE 2-6 
Marion County Industries 

Aerial Options - Fire fighting Components 
American Light Bulb Mfg., Inc. - Light Bulbs 
ArvinMeritor - Automotive Components 
AVM Industries - Automotive Components 
Bargain Warehouse - Distribution 
Beneteau, Inc. - Sailboats 
Blumenthal Mills, Inc. - Woven Damask Jacquard 
Canfor/New South, Inc. - Wood Molding 
Clark’s Antique Wood - Wood Flooring 
CoCa-Cola Bottling Company - Distribution 
Dätwyler Rubber & Plastics, Inc. - Rubber & Plastics 
Elite Lighting - Distribution 
JD Norman Industries - Springs 
K-Tees - T-Shirts 
LogistiCare - Incoming Call Center 
Marion County Hospital Systems - Health Care 
Marion Ceramics - Brick Pavers 
Multi-Tech - Distribution 
Precision Southeast, Inc. - Injection Molding & Plastics 
Quality Coating - Powder Coating 
Rail Services & Storage - Crushed Rock 
Road Rescue - Ambulances 
SoPakCo Packaging, Inc. - Package Military Rations 
SouthBay Fabricators, Inc. - Plastic Pouches 
Southeastern Millworks - Windows/Doors 
Stergis Windows & Doors - Windows & Doors 
TriPack - Distribution & Packaging 
US Components - Trusses & Panels 
Vernay Elastomeric - Component 
Weaver Company, Inc. - Road Construction 
Windoor - Vinyl Doors 
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Marion County Onestop 
This program provides job training for new and expanding companies as well as 
customized skill training designed to meet the needs of specific employers. 

Pre-Employment Training 
South Carolina’s Center for Accelerated Technology Training (CATT) is probably the most 
outstanding pre-employment training program in the nation. The training is typically short-
term and offered before the opening or expansion of a facility. The training is conducted on 
site or a nearby location. Almost, without exception, training is provided at no cost to the 
company. 

REWARD Program 
The REWARD Program, developed by Adult Education in collaboration with the Technical 
Colleges, is designed to train the available workforce in a wide/flexible range of employ 
ability skills. The skills taught in the REWARD Program are requested by Marion County 
employers. They are the skills which the companies require so their employees will be 
successful within their vocational environments. 

Other Training/Education Resources 
South Carolina´s technical education system continues to serve as a major catalyst for 
economic development. Here, workers and companies enjoy an impressive network of 
schools, colleges and universities. Marion County´s Technical Education Center has helped 
workers throughout the state, with services such as customized courses and industry 
training. 

Higher educational opportunities are readily available to those living in and around Marion 
County. Area institutions within close proximity include Francis Marion University, 
Florence-Darlington Technical College, Coker College, Coastal Carolina University, and 
Horry-Georgetown Technical College. 

Marion County´s three school districts share the resources of the Marion County Technical 
Education Center (MCTEC) on U.S. Highway 76 between Marion and Mullins. The Tech 
Center is an award-winning regional hub for nursing students and business and industry 
conferences and seminars. The center works closely with business and industry to provide 
education and training in interpersonal skills, team building, workplace quality, and many 
other essential courses. It has boosted the economic 
development efforts of Marion County by serving as a 
training center for new, existing and prospective 
industries. MCTEC has allegiances with three area 
schools of higher education. 

The Pee Dee Workforce Investment Board serves 
individuals in Marion County through the One Stop 
Center. They offer fully equipped Internet accessible 
computer labs for company-specific training, 
numerous assessment tools for present employees and 
new hires, reimbursement for on-the-job-training, and 
employer-related seminars. 

FIGURE 2-7 
Marion County Education Resources 

 
South Carolina’s technical education system 
is regarded among the nation’s best. 
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2.4.4 Tax Credits 
The incentives and benefits available for qualifying entities locating or expanding in Marion 
County are the maximum allowed by law. These opportunities allow new and existing firms 
a lower cost of operation when locating here. 

The South Carolina Rural Development Act of 1996 makes provisions for numerous benefits 
available to companies that locate and/or expand their operations in the state. 

The value of such benefits varies among counties depending upon the economic 
development status of a particular county. Marion County has a designation, determined by 
the Rural Development Act, that allows for maximum benefits available under the Act. 

New Jobs Tax Credit 
If at least 2 new jobs are created, a company may be eligible for a tax credit equal to $4,000 
per job. This credit can be used to apply against S.C. Corporate Income Taxes. If the new 
jobs created are 100 or more, the tax credit is $8,000 per job. 

Job Training Fee 
An existing company may be eligible to obtain up to $500 per production employee per year 
for re-training of personnel. 

Fee-In-Lieu of Property Tax 
Depending upon the number of jobs created and the amount of capital investment, Marion 
County will consider negotiating a fee-in-lieu of normal property taxes. Such an 
arrangement can be of significant financial benefit to the company. 

In addition, South Carolina’s tax incentives foster growth. According to a report by the 
South Carolina Power Team, the state has the lowest corporate income tax rate in the 
Southeast, along with no inventory tax. Other incentives, such as the Jobs Tax Credit and the 
"fee in lieu" program create an attractive overall incentives package. 

 

NOTE: Maximum benefits allowed by the Rural Development Act are available in Marion 
County. Maximum benefits are not available in all counties in the state. 
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Rail Access & Infrastructure 

3.1 CSX Transportation 
3.1.1 On the ‘A-Line’ 
The mainline that passes through Sellers, South Carolina and the SAILC site is referred to by 
CSX as their “A-Line”.  This CSX mainline supports a large portion of CSX’s north/south 
rail movements, as well as Amtrak service between 
Washington DC and Miami, Florida.  Over 3 miles of 
frontage on the SAILC property provides unique, 
cost-effective access to the CSX rail network.   

CSX has a local service yard approximately 10 miles 
south of Sellers in Florence, South Carolina, and a 
regional classification yard less than 70 miles north in 
Hamlet, North Carolina.  The Hamlet facility is the 
primary switching and classification yard for the 
region and receives and dispatches trains system 
wide. 

The portion of the ‘A-Line’ bordering the SAILC site 
currently consists of one single mainline track.  This 
single track portion of the CSX mainline measures 
approximately 7 miles and extends across the Pee Dee 
River on a single track bridge.   

North of the SAILC site, a second track runs parallel 
to the mainline on the west side of the track. This 
second track extends north to Latta, South Carolina 
for a distance of approximately 6 miles. 

3.1.2 Future Mainline Development 
As CSX improves its rail system to compete with 
motor carrier service along the I-95 corridor, volume 
along this line is expected to increase. This portion of 
their railroad is expected to support the growing 
container business along the southern half of the 
Atlantic coast and additional rail line capacity through Sellers will be needed in the future. 

The CSX right of way near the SAILC site is likely wide enough to support additional tracks 
to allow for dedicated north/south movements.  The primary limitation would be the need 
for a new bridge crossing the Pee Dee River, as the current structure can only support a 
single track. CSX bears all maintenance and operations costs for this portion of their rail 
network. 

FIGURE 3-1 
CSX Transportation Rail Map 

 
The CSX mainline that passes through the 
site supports a large portion of north/south 
rail movements  
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3.2 SAILC Rail Operations 
3.2.1 Logistics Support & Rail-Serve Industry 
Rail access to this location will support industry that requires direct railcar to door service 
and industry that can be supported through a rail transfer facility with easy truck access.  
Surrounding industry is currently served by rail from the Florence Yard and train service to 
this location is expected to be managed through the Florence Yard until rail volume builds 
to a level supporting direct train service from other origin and destination points. 

3.2.2 Mainline Integrity and the SAILC Sidetrack 
Key to building a sustainable operation in 
harmony with CSX mainline activity is the 
separation of site operations from mainline 
operations.  Mainline service disruption is a 
major CSX concern for any new industry 
along its line.  Developing a sidetrack and a 
rail operating facility outside the influence 
of the mainline track will be the ‘backbone’ 
of rail operations for this site. The rail 
facility can be built in phases to align with 
rail service needs. Initially, a single siding 
can be built parallel to the mainline with 
additional tracks built off the siding for 
specific industry needs. The siding will 
require the installation of two rail switches 
to be operated remotely by CSX and to 
control movements on and off their 
mainline. Track lengths can be developed 
predicated on train length and service 
frequency and expanded as traffic merits.  

Ownership of the sidetrack and all industry 
is yet to be determined. A portion of this 
track could be built partially within the CSX 
right-of-way wherever practicable and 
where a prescribed offset from the CSX main 
line track is available.  This arrangement is typically effected by a lease agreement with CSX 
and includes track maintenance to be borne by the industry or Development Authority. 

3.3 Infrastructure Supporting Rail-Served Industry 
3.3.1 North Rail Lead Track – Phase I 
Construction of an industrial track to the northern portion of the site would provide 
immediate access to at least 450 acres for the location of a rail-serve industry. This industry 
track would diverge from the sidetrack in a northwesterly direction and extend into the 

FIGURE 3-2 
Proposed Siding at SAILC Site Along CSX A-Line 

The proposed sidetrack shown above (NTS) represents 
the potential extents at full site buildout.  Phase I, 
however, would only require about half this length to 
effectively serve a small intermodal yard and multiple 
industrial leads at the north end of the site. 
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property at an angle and for a length that would complement the 
placement of one or more industrial facilities. Trains serving this 
location would arrive and depart the mainline track utilizing the 
sidetrack.  

Additional tracks could be constructed parallel to the sidetrack 
and within the site development boundaries to support a cargo 
transfer facility for a variety of commodities.  

3.3.2 West Rail Lead Track 
Serving the west side of this site with rail would require greater 
infrastructure investments than the east side, but rail development 
on the west should still be considered a viable long-term option.  

Natural features within the 
property bounds and significant 
curvature in the mainline track alignment, in proximity to 
the Pee Dee River, preclude easy rail access from the south 
end of this site. To provide rail service to the west side and 
maintain a sustainable operation promoting service growth, 
a rail service track would need to be coordinated with east 
side rail design features so as not to develop redundant 
facilities or create operational conflicts with the CSX 
mainline. If there is significant future demand for rail access 
after the full north property build-out rail access to the west 
side would present a logical next step.  

A potential rail lead track to the west would ultimately 
provide access to at least 640 acres for location of rail-serve 
industry.  Wetland impacts would need to be addressed 
and/or property acquisition along the southern site 
boundary.  

3.4 Rail Infrastructure Supporting Logistics Operations 
3.4.1 Intermodal Transfer Yard 
An intermodal transfer Yard (IY) is typically at the 
‘heart’ of a logistics center.  This type of facility is 
designed to handle trailers and containers on flat 
cars and production and throughput is measured 
by units handled or “Lifts”.  No loose or bulk cargo 
is handled in this type of facility unless it is secured 
inside a container.   

Currently a 40-acre tract has been identified for the 
development of is type of facility and could  
support significant intermodal operations.    

FIGURE 3-4 
Potential West Rail Lead 

 

FIGURE 3-5 
Intermodal Transfer Facility 

 

FIGURE 3-3 
Proposed North Rail Lead 
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3.4.2 Intermodal Facilities – Phase I 
The Intermodal facility would be constructed incrementally, based on SAILC growth. 

To support initial activities, a facility capable of up to 70,000 lifts is proposed. Activity in 
this start-up phase would build off the initial SAILC sidetrack, and include two additional 
cargo transfer tracks.  Transfer tracks would be each 1,500 feet in length and offset from the 
siding track by 100 feet. The facility would be fenced and paved and be suitable for a variety 
of cargo transfer operations.  

FIGURE 3-6 
Proposed Intermodal Transfer Yard Facilities – Phase I  
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Road Access & Infrastructure 

Interstate 95 is located less than 11 driving 
miles from the site and in accessible both from 
the north and from the west.  Interstate 20 is 
located less than 23 miles from the site.  
Future I-73 will be located less than 7 miles to 
north, and once completed will put SAILC on 
a direct trade corridor to Ohio.     

US 301 and US 76/301 are the major multi-
lane roads that are adjacent to the site.   
County roads allow entrance and egress to the 
site from the north, south, and east.   

I-95 Access 
Three potential routes to I-95 were identified, 
corresponding to the three main access points 
to the site.  These routes – north, east, and 
south – are described below in terms of 

proximity to interstate and proposed improvements to accommodate Phase I development, 
as well as build-out conditions for SAILC. 

Road Ownership 
The majority of roads along these potential corridors are state-owned and maintained by the 
South Carolina Department of Transportation (SCDOT).  The remainder are county roads, 
belonging to both Dillon & Marion Counties.  Improvements to County roads – both on and 
off the site – are recommended to be in accordance with SCDOT specifications, to facilitate 
future transfer of ownership and maintenance, if desired. 

Design Considerations 
A transportation capacity analysis - depending on the needs of SAILC tenants - is 
recommended.  There are many factors that can affect capacity and level of service.   

Roadway conditions considered in a capacity analysis include the number of lanes, lane 
widths, shoulder widths, lateral and vertical clearances, design speed, horizontal and 
vertical alignments, and the availability of exclusive turn lanes at intersections.  Traffic 
conditions that influence capacities and service levels include vehicle type, volume, and 
directional distribution.  Additionally, the construction of a road can affect the type of traffic 
it can accommodate.  For example, deeper base course is usually specified for roads 
anticipating significant truck traffic.  Trucks also have specific needs due to their limitations 
surrounding acceleration, deceleration, maintaining speed on upgrades, and turning radii. 

The current road network has the flexibility to accommodate improvements based on the 
needs of SAILC tenants.  Development at the site will be coordinated with SCDOT to ensure 
appropriate planning for road improvements and maintenance.  

FIGURE 4-1 
Vicinity Map 

 
SAILC is within 2 days of the entire eastern US (shaded 
yellow) and can reach much of the Southeast within 1 
driving day (shaded red)  
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4.2 Eastern Access 
4.2.1 Route Facts 
The eastern access route will only require 
travel for about 11 miles to reach I-95 and 
less than 7 miles to reach the proposed  
I-73 corridor.   

The initial segment includes 5.5 miles on 
US 301, which is currently 2 lanes.  The 
existing cloverleaf at the intersection of 
US 301 and SC Highway 38 will allow 
traffic to flow onto SC Highway 38.  From 
the intersection of US 301 & Highway 38, 
I-95 is less than a 6 mile drive on 4-lane 
divided road. 

The Eastern Access route requires the 
least modification to be immediately 
available for Phase I development, and 
would be the first completed for SAILC 
site access. 

4.2.2 Phase I Improvements 
When entering the property from the east, 
the access road (Hassie Road) crosses the 
CSX mainline within a short distance.  
This rail crossing would require 
signalized grade crossing protection for 
Phase I development. 

Intersection improvements at US 301 
would be required to allow for turn lanes 

and larger turning radii.  A traffic signal should also be 
added to ensure proper traffic flow.   

4.2.3 Future Potential Improvements 
As traffic volume increases, trucks exiting left onto US 
301or stopped by rail traffic could back-up on the 
SAILC property.  A grade separation allowing free 
flow of traffic over the CSX mainline and US 301 is 
recommended as a future improvement.  This could be 
accomplished with the construction of two bridges and 
a single cloverleaf interchange.  

Other potential improvements include widening  
US Hwy 301 to 4-lanes.    

FIGURE 4-3 
Proposed Eastern Access Route to Interstate 

 
The Eastern Access Route is less than 11 miles to 
 I-95 and less than 7 miles to proposed I-73  

FIGURE 4-4 
Existing East Entrance to SAILC Site 

 
Minimal roadway improvements would be 
needed to develop the east access route 
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4.2 Northern Access 
4.2.1 Route Facts 
If accessing the SAILC property from 
the north, the driving distance to 
reach I-95 -about 9 miles - is less than 
the Eastern Access and does not 
require crossing the CSX railroad.  
After leaving the North Entrance, the 
initial segment includes 1.3 miles on 
county-owned Marsh Creek Road 
(currently unpaved).  The next 
segment is less than 5 miles on 2-lane 
state-owned roads to reach SC 
Highway 38.  One potential route to 
Highway 38 is shown in Figure 4-2, 
although other corridors will be 
considered to determine the best 
alternative.   

A left turn onto SC Highway 38 
would be required where there is not 
currently a signal, therefore, 
intersection improvements to add 
turn lanes are recommended in  
Phase I with consideration of adding 
a signal as volume increases. The 
exact driving distance on Hwy 38 to 
I-95 depends on the selected corridor, 
but would be less than 3 miles. 

4.1.2 Phase I Improvements 
Proposed Phase I activities include 
intersection improvements at SC 
Highway 38 to allow for a left turn 
lane and improved turning radii.  Additionally, paving of the initial 1.3 mile segment on 
Marsh Creek Road (owned by Marion and Dillon County) would be required, along with 
the installation of a new culvert or creek crossing.  The proposed roadway improvements 
would be designed to SCDOT standards based on the anticipated traffic at SAILC buildout.   

4.1.3 Future Potential Improvements 
Future improvements may include a signal at the intersection of SC Highway 38 to provide 
left-turn access to I-95.  Depending on the selected corridor, road widening and curve 
softening (i.e. at the intersection of Gum Swamp Road and Slabtown Road) may also be 
considered.  

FIGURE 4-2 
Potential Northern Access Route to Interstate 

 
This Northern Access Route is less than 9 miles from  I-95 and 
allows for Phase I access without a rail crossing.  
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4.3 Southern Access 
4.3.1 Route Facts 
Once on US 76, the Southern Access route is about 14 miles on 4-lane divided highway to 
I-95.  To reach US 76/301, however, southern access requires crossing the CSX mainline and 
has limited room for road widening or improvements.  Houses and wetlands (as well as a 
antennae tower) border the existing unpaved access road to US76/301, allowing limited 
room for road widening or improvement.  The existing intersection at US 76/301 would also 
require major intersection improvements to accommodate 2-way traffic, even at minimal 
volumes. 

Southern access is not anticipated as a primary point of egress – even at buildout – but 
would be considered as an emergency access point, and for limited automobile traffic. 

4.3.2 Phase I Improvements 
The proposed phasing for SAILC property limits Phase I development to the northern and 
eastern portions of the site.  No improvements to the Southern Access route are anticipated 
for Phase I. 

4.3.2 Future Potential Improvements 
When SAILC development extends to the southern end of the property, a South Entrance 
will be developed to 
accommodate limited 
traffic.  At this time, 
the CSX Mainline 
crossing (at-grade) 
should be upgraded 
to include signalized 
grade crossing 
protection.   

The existing 
intersection at US 
76/301 would also 
require major 
intersection 
improvements. 

FIGURE 4-5 
Proposed South Entrance 

 
The south access route to I-95 goes west through Florence County to Exit 170.  This 
entrance would be considered a secondary or emergency access point. 
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Utility Access & Services 

5.1 Electric Power   
Two high voltage power 
transmission lines traverse the 
southern portion of the site in a 
general east-west direction.  The site 
is provided with electric service by 
both Pee Dee Electric Cooperative 
and Progress Energy. 

5.1.1 Progress Energy 
Progress Energy has two 115 kV 
substations located within 10 miles 
of the site, one near Francis-Marion 
University and one adjacent to US 
Highway 501 in Marion.  Progress 
Energy has approximately 13,000 
residential and non-residential 
customers within Marion County.  
The utility reports relatively easy 
access for a full range of electrical 
service for potential industry. 

5.1.2 Pee Dee Electric Cooperative 
Pee Dee Electric Cooperative (PDEC) has a substation off Laughlin Rd located less than 2 
miles from the site’s east entrance.  Existing primary overhead lines run from this substation 
to the SAILC site, and follow the unpaved county road (Hassie Rd) over a mile onto the 
property.  PDEC has expressed confidence that the existing substation – served by the 
Santee-Cooper transmission line – is adequate for buildout of the portion of SAILC within 
their service area, but would be open to upgrading the station, as needed, to support 
industrial customers.  

5.2 Natural Gas   
A high pressure underground natural gas line traverses the site in a general north-south 
direction.  This line is owned by Carolina Gas Transmission, is 8 inches in diameter, and has 
a reported capacity of 500-700 psi.  Representatives report that there are approximately 5 
main taps with multiple service connections within a 5 mile radius of the site, and that such 
connections are relatively easy.   

SCE&G is the current retail provider of natural gas service to the site  via CGT’s large 
underground transmission line.   However, large volume users may qualify to receive 

FIGURE 5-1 
Pee Dee Electric Cooperative Local Service Area 

 
The light green shading indicates the service area for PDEC and the 
red ‘S’ denotes the substation providing service.  Black lines show 
the location of existing distribution lines, which are already on the 
property and along the portion of US301 bordering the site. All areas 
of the site not shaded in green are served by Progress Energy. 
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wholesale service directly from 
CGT. 

The master plan has been 
developed with consideration given 
to the high pressure natural gas 
line.  Internal road layouts have 
been designed to take advantage of 
its alignment relative to other site 
features while at the same time 
minimizing crossing or covering the 
existing line.  Individual parcels 
have been arranged to maximize 
access to the line while at the same 
time minimizing potential crossings 
or the need for relocation. 

5.3 Potable Water 
Potable water is currently provided 
to the general area by Marco Rural 
Water Company.  A 250,000-gallon above ground storage tank is located along U.S. 
Highway 301, or along the property’s eastern project boundary.  A 6-inch closed loop water 
transmission line provides the majority of the potable water to the area.  The Marco Rural 
Water Company has 7 wells in the Black Creek and Middendorf Formations.  The average 
pumpage is 1.5 million gallons per day and the existing plant has a capacity of 2.5 million 
gallon per day.  

The current water system can provide approximately 0.75 million gallons per day of potable 
water to the area.  The total potable and non-potable water needs for the SAILC 
development will greatly exceed the current capacity at build-out.   According to Marco 
Rural Water Company, treated water capacity can be available based on needs.  System 
adjustments may need to occur to meet fire flow needs.   

A more detailed analysis of the potable water alternatives for build-out will be the subject of 
an additional technical assessment.  This will include a technical analysis as well as a 
financial analysis (including the potential for grants and loans).  Potable water is anticipated 
to be adequate for initial tenant(s) in Phase 1. 

5.4 Sewer  
Sewer service in the area is partially provided by City of Marion and partially consists of 
septic systems.  The City of Marion’s area of primary service is within the City limits.  The 
existing plant has a capacity of 10 million gallon per day and is currently permitted for 6 
million gallons per day.  The average day flow is 1 million gallons per day so sufficient 
plant capacity is available.  A 10-mile pipeline to the closest exiting lift station and lift 
station upgrades would be required.  The City of Marion has a 36-inch treated effluent line 
that runs from the plant to the site so the co-location of a line within this existing ROW may 
be possible. 

FIGURE 5-2 
CGT 8” Natural Gas Transmission Line 

The existing on-site transmission line ensures availability at SAILC 
to meet any needs 
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The Town of Sellers, located approximately one mile north of the site, has a small system for 
its municipality.  Grand Strand Water and Sewer Authority (GSWSA) now owns and 
operates this system on behalf of the Town.  Both GSWSA and the Town of Sellers have 
expressed an interest to the SAILC property owners and to Marion County for providing 
sewer service for SAILC.   

A more detailed assessment of the sewer needs for SAILC is underway and will be 
completed prior to the development of Phase 1. 
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Master Plan Concepts 

6.1 Conceptual Criteria 
• Maximize economic development potential of property and related jobs and tax –

base generating capacity 

• Leverage market for Intermodal Transfer Yard and presence of CSX Mainline 
Railroad 

• Accommodate market potential for locating rail-served industry 

• Acknowledge attractive differentiator of quality-of-workplace through careful 
commingling of sites for business and industry with areas of existing natural 
environment to remain undisturbed 

• Accommodate land use opportunities for industry-generated mutually beneficial 
business markets including retail, hotel, general commercial, office, and day care 

• Develop internal Primary Boulevard as Park’s principal unifying element at ultimate 
build-out – provide access throughout Park to entrances and development areas 

• Route new roadways and utilities to define major project sites and variety of small to 
large sites 

• Provide multi-track Intermodal Railroad Siding at centralized location while meeting 
CSX engineering requirements and locating to minimize cost 

6.2 Phasing Strategies 
• Initiate Phase I development with Transfer Yard and adjacent development area for 

support facilities and industry 

• Maximize use of existing roads for Phase I 

• Reserve largest parcels for major industry while establishing sufficient area for small 
to medium industry 

• Configure Park to remain as flexible as possible for as long as possible to 
accommodate changes in target industries over time while responding to near-term 
opportunities 



 

 

APPENDIX A: 
Proposed Site Layouts 
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 Facilities Development: 
Large industrial 500,000 to 4 million SF 

Small to Medium Industrial, Manufacturing, 
Business 15,000 to 500,000 SF 

Small Manufacturing, Business, Commercial 
5,000 to 15,000 SF 

40 Acre Intermodal Transfer Yard 

Intermodal Transfer Tracks – Multiple Lanes 
Parallel to Sidetrack 

Total Potential Building Area: 
  over 15,000,000 SF 
Potential Jobs Generation at full build-out: 
  over 15,000 (at 1 employee per 1,000 SF) 

 
New Roadways and Easements for All 
Phases 

Existing Phase I Access Road  and RR 
Grade Crossing from Hwy 301 

Potential Railroad Industrial Leads 

Existing Natural Gas Line and 
Easement 

Existing Electrical Transmission Lines 
and Easements 
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Phase I Industrial Park: 
  180 acres (includes half of Intermodal Yard)  
  1,000,000 SF building area potential 

Roadways and Rail: 
Primary Boulevard at full build-out – 
3 to 4 lanes 

Secondary roadway at full build-out – 
2 lanes 

Tertiary roadways at full build-out – 
2 lane frontage and access roads 

Existing CSX Railroad 

Proposed Railroad Spurs 

Intermodal Transfer Tracks – Multiple Lanes 
Parallel to Sidetrack 

 

 
Phase I Development 
Boundary 
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Total Development Area: 
  1700 acres 
Total Representative Building Area Shown: 
 15,000,000 sf 
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