Cherry Road Revitalization Strategy
South Cherry Road Small Area Plan

South Cherry Road Area
In recent years the City of Rock Hill has placed increasing importance on revitalization of the Cherry Road
Corridor. This priority is reiterated in various policy documents intended to set the vision and direction for
the City over the short and long-term horizon, including the Vision 2020 Comprehensive Plan, FY2013-2015
Strategic Plan, and College Town Action Plan. Part of the on-going efforts to promote redevelopment and
infill along key corridors is the development of “small area plans” for specific districts or nodes. The first
area examined along the Cherry Road Corridor is the South Cherry Road Area.

OVERVIEW
The South Cherry Road Area is a 0.8 mile section of Cherry Road between the railroad tracks at Winthrop
University and York Avenue. The study area consists of 71 properties with a total 2011 tax value of
approximately $8.3 million. The Boyd Hill neighborhood is to the north; industrial uses are to the south;
Winthrop University and the College Town Area are located to the east; and lower intensity residential and
commercial uses adjoin the corridor to the west. Two arterial roadways intersect Cherry Road: West Main
Street and Constitution Boulevard.

EXISTING CONDITIONS
Based on the existing design and orientation of buildings, the study area is largely service-oriented business
and light industrial in nature, particularly the properties to the east of Constitution Boulevard and to west of
West Main Street. The stand-alone open bay structures, typically associated with warehouse/office, light
manufacturing, and “flex-space”, contribute to the overall character of the area.
Figure 1 illustrates the existing land use pattern in the South Cherry Road Area. Although the area has a
light industrial character, nearly 40% of the properties are used for commercial purposes. Vacant properties
are the second most prevalent land use pattern, comprising 20% of all parcels. While a number of vacant
sites are actively listed for sale or lease, others appear to be abandoned. At 17%, public uses make up the
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FIGURE 1– Existing Land Use Map

update automatically converted properties in M-L districts to IG, Industry General districts, affecting many
commercial uses. Several meetings were then held with area property owners, and it was determined that
IG was not the right fit for some of the commercial uses along the corridor. As a result, most of the
properties were rezoned to LC, Limited Commercial district while the public uses remained IG. Figure 2
depicts the current zoning map for the South Cherry Road Area.

FIGURE 2– Current Zoning Map

2
DRAFT - 3/19/13

Cherry Road Revitalization Strategy
South Cherry Road Small Area Plan

CHALLENGES
The South Cherry Road Area faces many challenges as it strives to reposition itself in the marketplace and
reemerge as a competitive corridor in today’s challenging economy. Like many commercial strip corridors
across America, the South Cherry Road Area is experiencing disinvestment. Some of the key challenges it
faces are the result of a poor mix of land uses; aging, deteriorating, and obsolete structures and lots; and
perceived safety concerns,
The current land uses on the corridor generally do not represent a complementary nor supporting mix of
uses. For instance, several single-family homes are located adjacent to intense business and light industrial
uses. Nearly 9% of the properties currently contain uses considered “non-conforming” in their respective
zoning district, including warehouse (LC), adult entertainment (LC), check cashing (LC), and retail sales
(IG). Furthermore, businesses tend to be single-destination uses rather than establishing in specialized
clusters of retail or service industries that serve similar interests (such as medical uses, neighborhood
services, offices, light manufacturing, or contractor/distributor showrooms). Also, the extensive amount of
commercially zoned property limits any flexibility to include innovative business concepts within the existing
industry setting.
Corridors that have high vacancies, high turnover and marginal business have structural vacancy problems,
which can deter potential developers and business owners from investing in the area.

The structural

vacancy issues in the South Cherry Road Area may be due to the limitations of the existing lot and building
configurations. Many of the existing structures are oversized and underutilized for their current uses, while
other buildings and lots are too small to meet the needs of today’s commercial market. Another reason
could be poor upkeep.

Although some properties are in good condition, particularly the multi-tenant

commercial and office buildings, other parcels are in disrepair or are not well-maintained. Many structures
were constructed 50 or more years ago and have reached or are near the end of their life cycle. Similarly,
the building codes have changed over time making it difficult for some new uses to retrofit and meet today’s
standards. It is likely that the numerous vacant buildings and neglected properties have weakened the
area’s marketability and potential business owners are seeking out more attractive corridors in the region.
Stakeholders raised concerns about perceived safety in the area. Many felt that pedestrians and customers
avoid South Cherry Road at night due to current street lighting conditions. There is also a general need for
safe pedestrian facilities. Sidewalks are present; however, there is no safety buffer and pedestrians must
walk adjacent to high-speed vehicular traffic. Crosswalks across Cherry Road are limited to two signalized
intersections at West Main Street and Constitution Boulevard with the next closest crosswalks located nearly
1/2 mile away in each direction. When there is a significant distance between crosswalks, pedestrians may
attempt to jaywalk, potentially causing safety issues. This particular section of Cherry Road is not a high
problem area for crime. The majority of serious crimes involve property crime, such as vandalism and theft,
rather than violent crime. In recent years total crimes in the area have declined, while crime in similar
sections of the corridor has remained steady. It is expected that continued law enforcement deterrence
measures in the surrounding neighborhood will further reduce total crimes in this area.
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OPPORTUNITIES
The South Cherry Road Area offers excellent access, exposure and visibility to passing vehicular traffic. This
portion of Cherry Road carries an average daily traffic volume of nearly 16,000 vehicles. In comparison, the
average daily traffic count along the length of Cherry Road ranges from 10,300 vehicles at the southern
portion of the corridor (Heckle Boulevard ) to 36,700 vehicles at the northern portion of Cherry Road near I77. Although traffic count and regional accessibility are greater near the Interstate, the South Cherry Road
Area has the advantage of increased local accessibility from two major intersecting roads connecting
Downtown to the medical center and other key destinations. The number of potential customers and clients
passing through the area every day should encourage commercial developers, property owners, and
businesses owners to invest and take advantage of its prime location.
As previously mentioned, the South Cherry Road Area is subject to high vacancy. While filling the empty
stores and offices may seem to be a daunting challenge, the high concentration of vacant and abandoned
buildings provides investors an opportunity to readily assemble and consolidate lots for redevelopment —
particularly in the northeast section near the railroad tracks. It may take some time to attract a developer
that is willing to make a significant investment in this area given other economic development initiatives
currently underway across the City. In the short-term, efforts should be made to attract businesses to the
area that have not saturated the local market and try to create a “niche” or specialty area for particular
goods or services.
Despite a high vacancy rate, the South Cherry Road Area has a number of stable public uses as well as new
projects currently underway.

York County, Winthrop University, the York County Natural Gas Authority

(YCNGA), and Rock Hill School District 3 have a strong presence and several have made significant
investments in the area recently. The YCNGA expanded its facility by about 10,500 square feet and made
significant property enhancements.

In 2009-2010, Winthrop University began moving the heart of its

campus further southwest to incorporate the DiGiorgio Student Center and pedestrian amenities.

The

University’s purchase of the former American Legion property was followed by a landscape upgrade to that
portion of the corridor. Also in 2010, Rock Hill in partnership with the University developed a College Town
Action Plan that includes recommendations to create a “college town” atmosphere around the school, to the
east of the railroad tracks. As a component of its Master Plan, Winthrop anticipates expanding its campus
into the parking area within the study area. Also, a Dollar General store is currently under construction at
the northwest corner of Main Street and Cherry Road.

Preliminary planning has been completed for a

proposed Streetcar Project that would parallel the existing railroad tracks and connect Downtown to the
University including a terminus at Cherry Road. It is hoped that the Streetcar project will spur future
redevelopment in the area, particularly properties along Richland Street. This may suggest that an interim
plan for the area is desirable until further details on the Streetcar emerge.

PUBLIC INPUT
Several meetings were held with area stakeholders including property and business owners, tenants and
representatives from the Boyd Hill neighborhood. Participants recognized an overall need for property
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beautification, greater flexibility in zoning regulations and improved infrastructure. Stakeholders recognized
that aesthetic improvements are greatly needed in the area to address facades, landscaping, and
maintenance issues. They also suggested that zoning changes be made to attract new businesses that
would otherwise have potential zoning conflicts and/or incompatible building space needs, including
churches, light industrial and “key-man” office space.

Participants also focused on the need for

infrastructure improvements, particularly addressing perceived safety issues related to inadequate street
lighting, unmarked crosswalks, as well as unpaved and narrow alleyways. Questionnaire responses suggest
that implementation of infrastructure improvements is the highest priority to the community.
Stakeholders at one of the community meetings suggested that staff consider expanding the study area
boundary to include portions of the Boyd Hill neighborhood. Participants mentioned that the commercial
properties may not have sufficient lot depth to support redevelopment and recommended that the City allow
commercial expansion into the adjacent single family neighborhood. As a follow-up, City staff analyzed a
secondary study area, including 108 properties between Pursley Street and Bynum Avenue as well as lots on
the west side of Bynum Avenue between Richland Street and Constitution Boulevard, to determine the
likelihood of extensive redevelopment in the near future. As shown in Figure 3, the majority of occupied
housing units are renter-occupied (56%), but only 9% of all available units are vacant. The median home
value is $35,500. Staff also compared the market values and occupancy status within the secondary study
area to the rest of the Boyd Hill neighborhood and found no substantial differences. As such, the area
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FIGURE 3– Occupancy & Value, Secondary Study Area
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KEY RECOMMENDATIONS
While the South Cherry Road Area has seen decline in recent years, there are many ways the City can
encourage private investment and help stimulate economic growth. Four goals are suggested:
1. Stimulate development/redevelopment of vacant or underutilized buildings and properties;
2. Evaluate zoning or other regulatory impediments to viable uses and property redevelopment;
3. Establish a mix of uses that responds to the marketplace; and
4. Develop a short-term program to encourage beautification and maintenance of properties.
The following action steps are recommended to promote revitalization of the South Cherry Road Area. The
strategies are grouped into four themes:

regulatory changes, targeted infrastructure improvements,

property enhancement and marketing strategies.
Regulatory Changes
The area is primarily zoned Limited Commercial, which often conflicts with the existing land use pattern and
building suitability. Furthermore, certain uses that may be successful in this area are currently prohibited.
Concerns have also been raised by property owners and tenants about the additional expenses that are
necessary to upgrade existing buildings to meet the Zoning Ordinance design and development standards
upon a change in use or minor renovations. It is suggested that the following modifications to the official
Zoning Map and Ordinance be implemented to promote reinvestment in the South Cherry Road Area.
 Rezone certain properties to better reflect market and existing building stock
Change the zoning designation on certain properties (as indicated in Figure 4) from LC to IB to
encourage a broader mix of uses that are not currently permitted uses, such as limited
manufacturing, contractor/distributor showroom, printing and publishing, and similar. Also look at
rezoning one property on Main Street that is currently designated IG to LC.
 Maintain Limited Commercial zoning at key intersections
Preserve the LC zoning at the intersections at Main Street and Constitution Boulevard as well as at
both ends of the South Cherry Road Area as shown in Figure 4. Retail commercial uses should be
concentrated in these highly visible areas rather than spread out along the corridor.
 Modify the Industry Business Zoning District permitted uses and general provisions
The IB District was established and intended to accommodate a wide range of employmentgenerating office, institutional, research and development, and light manufacturing uses designed in
“flex-space” arrangements within new employment centers. The Zoning Ordinance should be
amended to expand the application of the IB District to certain portions of existing built-out
redevelopment corridors and allow certain uses permitted in IB to additionally locate along arterial
or collector roads, such as Cherry Road.
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FIGURE 4– Proposed Zoning Map
 Expand Old Town District to include the South Cherry Road Area
The area located within the Old Town boundary has a different set of zoning requirements than
properties not included in Old Town to facilitate rehabilitation, development or redevelopment.
Standards support a more dense, urban, pedestrian oriented character due to the flexibility in land
use buffers; parking, landscape, and open space set-aside requirements; as well as design
standards. The Old Town boundary was recently expanded to include properties around Cherry
Road from Constitution Boulevard to Myrtle Drive in support of the College Town Action Plan. It is
recommended that the Old Town boundary be expanded to include additional properties southwest
of the railroad tracks including both sides of Cherry Road from Constitution Boulevard to York
Avenue. Figure 4 depicts the current and proposed Old Town area boundary.

Targeted Infrastructure Improvements
Targeted infrastructure improvements have a ripple effect in stimulating private investment. As developers,
owners, and business enterprises observe public efforts to enhance an area, they gain confidence in their
own ventures bringing added value to the community.
improvements be considered for the South Cherry Road Area.
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 Improve traffic signals at major intersections
The two major intersections within the study area, Main Street and Constitution Boulevard, are of
older design and could benefit from safety and aesthetic improvements. At a minimum,
improvements could include new mast-arm traffic signals, decorative banners, and upgraded ADA
crossing details. Figure 5 shows a before and after example of typical intersection improvements.


Phase I— Main Street



Phase II— Constitution Boulevard

Existing conditions

Potential Improvements

FIGURE 5– Intersection of Main Street & Cherry Road

 Examine streetlight conditions and upgrade as necessary
Workshop participants expressed concern over perceived pedestrian safety issues such as poor
street lighting conditions. Utility crews have completed an initial evaluation of current conditions
and are now working on addressing immediate problems, including the addition of new lighting on
existing poles and adjusting the brightness of existing lights that do not meet acceptable standards.
A more thorough analysis of street lighting levels should be conducted and improvements be
implemented as needed.
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FIGURE 6– Existing and Proposed Pedestrian Crossings

 Upgrade specific intersections to include marked crosswalks across Cherry Road
As indicated in Figure 6, there are currently two signalized, marked crosswalks within the study
area that cross Cherry Road: at Main Street and Constitution Boulevard. The next closest
crosswalks are located nearly 1/2 mile away at Camden Avenue and near Finley Road. Pedestrians
need safer access across Cherry Road and should be
able to cross at more frequent intervals. This is
especially important as the area could generate
significant pedestrian activity from Winthrop University
and the adjoining residential neighborhoods. Marked
pedestrian crossing are suggested at
the following intersections with Cherry
Road:


Richland Street



Stadium Street



York Avenue South

 Ensure that sidewalks are adequately maintained
Many sections of sidewalk in the area are in disrepair or impeded by poorly maintained landscaping.
Property owners should be encouraged to properly maintain vegetation and make SCDOT and the
City aware of sidewalk repair needs.
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Property Enhancement
Aesthetic improvements are greatly needed. Landscaping, upgraded pavement treatment, signage, and
façade improvements would go a long way in making the area more attractive to businesses and investors.
 Promote targeted streetfront landscaping improvements
Property owners should be encouraged to provide additional
streetfront landscaping, particularly in conjunction with other
building upgrades. Where appropriate, excess pavement should
be removed and replaced with landscaping as well as plants
installed in bare, unimproved areas.
 Encourage property owners to reduce excessive pavement
Many properties in the area have excessive driveway and drive
aisle widths. Owners should look for opportunities to reduce the
area of paved surfaces while increasing vegetation and using
more pervious materials. Figure 7 shows an example of this

FIGURE 7– Example of reducing
paved surface area

practice.
 Periodically conduct proactive code enforcement efforts
Typically, code enforcement in the City is complaint-driven; however, efforts in this area should be
stepped up to address any major health and safety concerns. Staff should also proactively assess
maintenance and zoning issues with property owners to encourage compliance.
 Consider a Commercial Façade and Aesthetic Improvement Grant Program in partnership

with area businesses and organizations
Stakeholders suggested that the City look at implementing an initiative similar to the Downtown
Façade Improvement Program to encourage greater investment in the area. There may be interest
in partnering with area businesses and public organizations to establish a grant program that
awards matching funds for commercial façade and other aesthetic improvements. Initiate dialogue
with potential partner agencies and companies to gauge interest.

Marketing Strategies
Marketing Strategies is the fourth theme towards revitalizing the South Cherry Road Area and include action
steps to promote an identity for the area, develop marketing materials, increase awareness of the City’s
Open for Business program and educate the community on Building Code requirements.

Many of the

marketing strategies proposed in the individual small area plans are similar and could be more effective if
applied as part of a comprehensive marketing effort for the entire corridor.
 Work with community to develop and promote an identity for the area
As the area is revitalized and new businesses move in, a common “theme” or “identity” may present
itself. Efforts should be taken to collaborate with stakeholders and, if a theme emerges, establish
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an identity for the South Cherry Road Area. Banners illustrating this theme could be installed at the
major intersections to promote the area.
 Prepare a pamphlet or other marketing tool promoting the area as a viable business

location
It is recommended that City staff work with the community to prepare a marketing pamphlet to
promote business location in the area. Brochures should be distributed to the Chamber of
Commerce, Realtor’s Associations and other interested parties. This should be implemented as a
corridor-wide effort.
 Promote the Open for Business program to the business community
The City’s Open for Business program provides personal assistance to small businesses in choosing,
building, or expanding their business location. Upon request, trained City staff will take a
comprehensive look at the proposed site and building layout so a potential investor has a clear
understanding of any Zoning, Building, and/or fire code restrictions that will affect or limit
operations and site modifications that may be necessary to open for business. Business owners and
landlords seeking to lease space should be made aware of the potential expense- and time-saving
benefits of this initiative. This should be implemented as a corridor-wide effort.
 Emphasize the limited application of the new building code requirements
It is suggested that efforts be made to increase awareness regarding building code compliance.
Many investors may be reluctant to expand or renovate buildings in the area due to misconceptions
about building code requirements. Meeting building code requirements may not be as difficult as
perceived. The primary trigger for full compliance is a change in occupancy use class, which differs
from the more commonly known “ zoning use change”. Minor renovations, or upfits, to buildings
that have not been vacated for more than one year nor proposed for a change in occupancy use are
not subject to major building code grades. City inspectors are available to evaluate a structure and
inform developers and owners of additional improvements that may be needed to meet minimum
building code standards, as they apply. This should be implemented as a corridor-wide effort.

CONCLUSION
The strategies proposed within the South Cherry Road Small Area Plan are intended to make the community
both look and function better. It is not realistic to expect private investment to initiate major redevelopment
efforts along this portion of the corridor in the near future. However, it is important that the City not lose
sight of the long-term vision for redevelopment of this area and should encourage developers to consider
major investments as long as stable neighborhoods are protected from significant commercial or industrial
encroachment.

Meanwhile, it is anticipated that incremental improvements resulting from regulatory

changes, infrastructure upgrades, property improvements and marketing will start to revitalize the corridor
and build confidence to support business investment, pending the Streetcar Project, Winthrop expansion, or
another transformative catalyst.
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