
PUBLIC NOTICE 
 

  
 Wilmington District 
 Permit Application No. SAW-2025-00253 
 
 
TO WHOM IT MAY CONCERN: The Wilmington District of the U.S. Army Corps of 
Engineers (Corps) has received an application for a Department of the Army permit 
pursuant to Section 404 of the Clean Water Act (33 U.S.C. §1344) and/or Section 10 of 
the Rivers and Harbors Act of 1899 (33 U.S.C. §403). The purpose of this public notice 
is to solicit comments from the public regarding the work described below: 
 
APPLICANT: Ryan Beadle 
 JacksonShaw 
 301 East Tremont Ave, Suite C 

 Charlotte, North Carolina 28203 
 
AGENT: Jennifer Robertson 
 Atlas Environmental Inc. 
 338 S Sharon Amity Rd, #411 
 Charlotte, North Carolina 28211 
 
WATERWAY AND LOCATION:  The project would affect waters of the United States 
associated with the Upper Catawba Watershed, and specifically the Stumpy Creek-Lake 
Norman watershed.  The project/review area is located at 486 Cornelius Road, in 
Mooresville, Iredell County, North Carolina (Latitude 35.622800, Longitude -80.856970) 
(Figure 1). 
 
EXISTING CONDITIONS: The Site predominately consists of vacant forest land and 
was logged in 2017. The surrounding areas contain single-family residential 
developments and forested areas. 
 
The Site is located within the southern outer piedmont ecoregion. Elevations range from 
760 mean sea level (MSL) along the western portion of the Site along Cornelius Creek 
to 866 MSL in the northern, upland portion of the Site.  
 
The vegetative community within the Site consists of mixed hardwood/pine forest. The 
mixed hardwood/ pine forest vegetation was dominated by American Sycamore 
(Platanus occidentalis), sweetgum (Liquidambar styraciflua), Tulip Poplar (Liriodendron 
tulipifera), Red Maple (Acer rubrum), American Hornbeam (Carpinus caroliniana), River 
Birch (Betula nigra), and American Elm (Ulmus americana). 
 

Applicant: 
Ryan Beadle 
JacksonShaw 

Published: October 27, 2025 
Expires:   November 26, 2025 



Potential WOTUS, including wetlands and streams, were delineated within the entirety 
of the Site by Atlas Environmental, Inc. (Atlas) in 2025. The Site includes 1,901 linear 
feet (lf) of perennial stream, 2,595 lf of intermittent stream, and 14.396 acres of 
wetlands (Figure 2).  
 
Figure 1. Project Location 
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Figure 2. Aquatic Resources on-site (WOTUS) 

 
 
PROJECT PURPOSE: 
 
Basic:  To construct the Cornelius Road industrial development and associated 
infrastructure. 
 
Overall:  The overall purpose is to construct a light industrial complex with its 
associated infrastructure to meet existing demands in the Mooresville, Statesville and 
Charlotte markets. 
 
PROPOSED WORK:  The proposed project would include development of a Class A, 
light industrial site with associated infrastructure. More specifically, the project would 
involve the construction of three or four industrial buildings, road and utility 
infrastructure, and parking. Implementation of the project would permanently impact 217 
lf of stream channel (80 lf would not be considered a loss and would be associated with 
embedded riprap) and 1.84 acre of wetland and would temporarily impact 25 lf of 
stream channel (Table 1). 
 



Table 1. Impacts on Aquatic Resources within the proposed area 
Impact 
Name 

Feature 
Name 

Purpose of 
Impact 

Type/Duration of 
impact 

Linear 
Feet 

Acres Mitigation 
required 

S1 CH 100 
Culvert/ 
Road 
crossing 

Permanent Loss 69 0.017  No 

S2 CH 100 Embedded 
Rip Rap 

Permanent/ No 
loss 40 0.009  No 

S 3 CH 100 Pump 
Around Temporary 15 0.003 No 

S4 CH 300 
Culvert/ 
Road 
Crossing 

Permanent Loss 68 0.003 No 

S5 CH 300 Embedded 
Rip rap 

Permanent/ no 
loss 40 0.002 No 

S6 CH 300 Pump 
Around Temporary 10 0.002 No 

W1 WL 1000 Grading fill Permanent/loss  1.837 Yes 
 
AVOIDANCE AND MINIMIZATION: The applicant has provided the following 
information in support of efforts to avoid and/or minimize impacts to the aquatic 
environment:  
 
Due to the nature and function of an industrial business park, warehouse space, parking 
and docking facilities are extremely valuable, and having more of each is beneficial. The 
placement and overall size of the buildings and the amount of parking spaces have 
been designed for the proposed site plan to avoid higher quality resources and to 
minimize impacts on streams and wetlands. 
 
When taking development requirements and restrictions into account, such as building 
design needs, local zoning (e.g. setbacks, buffers, stormwater, and landscaping), 
internal site access, ingress and egress corridors, roadways, parking and docking, we 
concluded that impacts to aquatic resources could not be avoided. However, avoidance 
and minimization of impacts could be achieved by the sizing and placement of the 
buildings, parking and corridors within the project review area. 
 
Two project site designs- Preferred Plan and Highest and Best Use Plan- that would 
accomplish the purpose and need of the proposed project were evaluated for impacts. 
The Preferred Plan was designed to avoid and minimize impacts to streams and 
wetlands to the greatest extent possible. Retaining walls and headwalls are proposed to 
avoid and reduce stream and wetland impacts. Permanent impacts resulting in a loss of 
aquatic resources associated with the Preferred Plan total 137 lf (0.02 acre) of 
jurisdictional streams and 1.837 acres of jurisdictional wetland. 
 
COMPENSATORY MITIGATION: The applicant offered the following compensatory 
mitigation plan to offset unavoidable functional loss to the aquatic environment:  



The applicant proposes to provide compensatory mitigation through payment to the 
North Carolina Division of Mitigation Services (NC DMS) for proposed permanent loss 
of wetlands. Specifically, the Applicant proposes compensatory mitigation at a 2:1 ratio 
for the permanent loss of wetland and would purchase 3.67 wetland credits from the NC 
DMS. 
 
Compensatory mitigation is not required for the permanent stream impacts as they do 
not exceed 0.02-acre threshold. 
 
CULTURAL RESOURCES:  
 
The Corps is evaluating the undertaking for effects to historic properties as required 
under Section 106 of the National Historic Preservation Act. This public notice serves to 
inform the public of the proposed undertaking and invites comments including those 
from local, State and Federal government Agencies with respect to historic resources. 
Our final determination relative to historic resource impacts may be subject to additional 
coordination with the State Historic Preservation Officer, federally recognized tribes and 
other interested parties. 
 
The Applicant previously coordinated with the office of the North Carolina Department of 
Natural and Cultural Resources State Historic Preservation Office (SHPO) for review of 
the proposed project (ER 24-2953). Based on the January 13, 2025, letter from SHPO, 
there are no recorded archaeological sites within the project’s boundaries, however, this 
area has not been systematically surveyed to determine the presence or location of 
archaeological resources that may be eligible for listing in the NRHP. Based on the 
topographic and hydrological setting, portions of the project area may be considered to 
have a high probability for archaeological resources.  
 
The District Engineer’s final eligibility and effect determination will be based upon 
coordination with the SHPO and/or THPO, as appropriate and required, and with full 
consideration given to the proposed undertaking’s potential direct and indirect effects on 
historic properties within the Corps-identified permit area. 
 
ENDANGERED SPECIES: The Corps has performed an initial review of the application, 
the U.S. Fish and Wildlife Service (USFWS) Information for Planning and Consultation 
(IPaC) to determine if any threatened, endangered, proposed, or candidate species, as 
well as the proposed and final designated critical habitat may occur in the vicinity of the 
proposed project. Based on this initial review, the Corps has made a preliminary 
determination that the proposed project may affect species and critical habitat listed 
below. No other ESA-listed species or critical habitat will be affected by the proposed 
action.  
 
 
 
 
 



Table 2: Federally Listed Species  
Species Common Name 
and/or Critical Habitat Name 

Scientific Name Federal Status  

Bog Turtle Glyptemys muhlenbergii Threatened (S/A) 
Monarch Butterfly Danaus Plexippus Potential Threatened 
Schweinitz’s Sunflower Helianthus Schweinitzii Endangered 

 
Pursuant to Section 7 ESA, any required consultation with the Service(s) will be 
conducted in accordance with 50 CFR part 402. The United States Army Corps of 
Engineers (Corps) is the lead Federal agency of ESA consultation for the proposed 
action. Any required consultation will be completed by the Corps.  
 
This notice serves as request to the U.S. Fish and Wildlife Service for any additional 
information on whether any listed or proposed to be listed endangered or threatened 
species or critical habitat may be present in the area which would be affected by the 
proposed activity. 
 
ESSENTIAL FISH HABITAT: Pursuant to the Magnuson-Stevens Fishery Conservation 
and Management Act 1996, the Corps reviewed the project area, examined information 
provided by the applicant, and consulted available species information.  
The Corps has determined the proposal would have no effect on any Essential Fish 
Habitat (EFH). Therefore, no consultation with the National Marine Fisheries Service on 
EFH as required by the Magnuson-Stevens Fishery Conservation and Management Act 
1996 is required.  
 
NAVIGATION: The proposed structure or activity is not located in the vicinity of a 
federal navigation channel.  
 
SECTION 408: The applicant will not require permission under Section 14 of the Rivers 
and Harbors Act of 1899 (33 USC 408) because the activity, in whole or in part,  would 
not alter, occupy, or use a Corps Civil Works project. 
 
WATER QUALITY CERTIFICATION: Water Quality Certification may be required from 
the North Carolina Division of Water Resources.  
 
The Corps will generally not make a final permit decision until the NCDWR issues, 
denies, or waives the state Certification as required by Section 401 of the Clean Water 
Act (PL 92-500). The receipt of the application and this public notice at the NCDWR 
Central Office in Raleigh constitutes initial receipt of an application for a 401 
Certification. Unless NCDWR is granted a time review extension, a waiver will be 
deemed to occur if the NCDWR fails to act on this request for certification within 180 
days of the date of this public notice. Additional information regarding the 401 
Certification may be reviewed at the NCDWR Central Office, 401 and Buffer Permitting 
Unit, 512 North Salisbury Street, Raleigh, North Carolina 27604-2260. All persons 
desiring to make comments should do so in writing, within 30 days of the issue date of 



the notice by emailing comments to publiccomments@deq.nc.gov with the subject line 
of “401 Water Quality Certification” or by mail to:  
 
NCDWR Central Office Attention: Stephanie Goss, 401 and Buffer Permitting Branch 
(USPS mailing address): 1617 Mail Service Center, Raleigh, NC 27699  
Or (Physical address): 512 North Salisbury Street, Raleigh, NC 27604 
 
NOTE:  This public notice is being issued based on information furnished by the 
applicant. This information has not been verified or evaluated to ensure compliance with 
laws and regulation governing the regulatory program. The geographic extent of aquatic 
resources within the proposed project area that either are, or are presumed to be, within 
the Corps jurisdiction has been verified by Corps personnel. 
 
EVALUATION: The decision whether to issue a permit will be based on an evaluation 
of the probable impact including cumulative impacts of the proposed activity on the 
public interest. That decision will reflect the national concern for both protection and 
utilization of important resources. The benefits, which reasonably may be expected to 
accrue from the proposal, must be balanced against its reasonably foreseeable 
detriments. All factors which may be relevant to the proposal will be considered 
including cumulative impacts thereof; among these are conservation, economics, 
esthetics, general environmental concerns, wetlands, historical properties, fish and 
wildlife values, flood hazards, floodplain values, land use, navigation, shoreline erosion 
and accretion, recreation, water supply and conservation, water quality, energy needs, 
safety, food, and fiber production, mineral needs, considerations of property ownership, 
and in general, the needs and welfare of the people. Evaluation of the impact of the 
activity on the public interest will also include application of the guidelines promulgated 
by the Administrator, EPA, under authority of Section 404(b) of the Clean Water Act or 
the criteria established under authority of Section 102(a) of the Marine Protection 
Research and Sanctuaries Act of 1972.  A permit will be granted unless its issuance is 
found to be contrary to the public interest.  
 
COMMENTS: The Corps is soliciting comments from the public; Federal, State, and 
local agencies and officials; Indian Tribes; and other Interested parties in order to 
consider and evaluate the impacts of this proposed activity. Any comments received will 
be considered by the Corps to determine whether to issue, modify, condition, or deny a 
permit for this proposal. To make this determination, comments are used to assess 
impacts to endangered species, historic properties, water quality, general environmental 
effects, and the other public interest factors listed above. Comments are used in the 
preparation of an Environmental Assessment (EA) and/or an Environmental Impact 
Statement pursuant to the National Environmental Policy Act (NEPA). Comments are 
also used to determine the need for a public hearing and to determine the overall public 
interest of the proposed activity. 
 
The Wilmington District will receive written comments on the proposed work, as outlined 
above, until November 26, 2025. Comments should be submitted electronically via the 
Regulatory Request System (RRS) at https://rrs.usace.army.mil/rrs or to Krysta Stygar 

https://rrs.usace.army.mil/rrs


at krystynka.b.stygar@usace.army.mil. Alternatively, you may submit comments in 
writing to the Commander, U.S. Army Corps of Engineers, Wilmington District, 
Attention:  Krysta Stygar, 8430 University Executive Park Drive Suite 615 Charlotte, NC 
28262.  Please refer to the permit application number in your comments. 
 
Any person may request, in writing, within the comment period specified in this notice, 
that a public hearing be held to consider the application. Requests for public hearings 
shall state, with particularity, the reasons for holding a public hearing. Requests for a 
public hearing will be granted, unless the District Engineer determines that the issues 
raised are insubstantial or there is otherwise no valid interest to be served by a hearing. 
 




