Cherry Road Revitalization Strategy
Cherry Park Small Area Plan

Cherry Park 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

following small area plan examines the Cherry Park Area.

OVERVIEW
The Cherry Park Area is approximately 1.4 miles long, extending along Cherry Road from Richmond Drive to
Mt. Gallant Road. The study area includes 146 properties within the study area comprising a total 2012 tax
value of approximately $44.3 million. A variety of housing types of mixed residential densities immediately
surround the study area. Several significant sports and recreational amenities are offered along this stretch
of roadway as suggested by the “Sports Corridor” designation on streetlight banners. The Winthrop
University Coliseum and Recreation Complex (The Farm) is located immediately to the south of the area;
Cherry Park and the Rock Hill Tennis Center are within the study area; and both Hargett Park and Oakwood
Acres Park are directly to the north. Mt. Gallant Road and Ebinport Road are the only arterial roadways that
intersect the study area.

EXISTING CONDITIONS
Most of the study area consists of single-story, low intensity commercial retail development within stand-
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alone structures as well as a handful of
multi-tenant plazas.

Few buildings have

been constructed in recent years, but
several plazas and structures have been
renovated.
Figure 1 illustrates the existing land use
pattern in the Cherry Park area. The study
area is characterized primarily by public &
institutional uses as well as commercial
retail.

Properties

with

vacant

buildings

account for only 2% of total acreage,
however

nearly

12%

of

parcels

are FIGURE 1– Existing Land Use Map

considered undeveloped.
As shown in Figure 2, The most prevalent zoning district is General Commercial (GC). Because the GC
district is being phased out, no properties may now be rezoned to General Commercial.
Streetscape improvements were completed within the last decade, extending from the south side of Cherry
Park beyond the study area. Upgrades included the installation of street trees, street lighting, underground
utilities, landscaped medians and improved pedestrian crossings.

FIGURE 2– Current Zoning Map
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CHALLENGES
During the second half of the 20th Century, Cherry Road emerged as a major retail center but it has since
seen decline as businesses have shifted to competing corridors across the region. Like many commercial
strip corridors across America, the Cherry Park Area is experiencing varying degrees of disinvestment. Many
businesses within the study area are struggling to redefine themselves in the marketplace given current
economic conditions. Some of the key challenges include the current mix of land uses which includes a
disproportionate amount of commercial space; aging, deteriorating, and obsolete structures and lots; and
on-site traffic flow and access as well as pedestrian connections.
More than 750,000 square feet of highway and neighborhood commercial space is located within the study
area. Based on an evaluation of utility customer accounts over the last three years (2010-2012), nearly
17% of the leasable commercial spaces have experienced frequent turnover or two of more tenant changes
over the review period. High turnover is typically found in all commercial building types; however, in the
south end, turnover mostly occurs in individual buildings while it occurs more often in plazas along the north
end of the study area. There is a concentration of non-conforming uses within the study area such as
pawn, payday, check cashing, and title loan companies that do not meet current locational standards,
although these tend to be some of the more stable businesses. A recent market study indicates that Cherry
Road has an oversupply of commercial retail space and suggests that nearly 250,000 square feet along the
entire corridor be converted to other uses.

Given the high turnover rates and market findings, some

commercial portions of the Cherry Park Area should be considered for conversion to office, residential, and
other uses as appropriate.
Much of the building and housing stock is older, generally constructed between the 1940s and 1960s. Many
commercial buildings are functionally obsolete while architectural styles are typically outdated and out of
context with surrounding properties. As building construction occurred at various times and under different
zoning requirements, setbacks and parking locations vary so building placement is not consistent. Another
concern is that the older water and sewer lines may need to be upgraded before redevelopment or infill can
occur, adding additional expense which may further deter investment.
Circulation and access are common issues within the Cherry Park Area.
Many sites have multiple vehicular access points directly from Cherry
Road and/or excessive driveway widths. Other problems include a lack of
cross-access ways to adjacent parcels, poor internal circulation patterns
and constrained parking lots. While some streetscape conditions have
been improved in the last decade, the pedestrian environment is still not
optimal.

Neighborhood pedestrian connections from the west side of

Cherry Road to Cherry Park are limited to a crossing at Ebinport Road.

FIGURE 3– Deas St & Cherry Rd

The next closest marked crosswalks are at Mt. Gallant Road (0.4 miles)

and Dorchester Street (0.8 miles). As shown in Figure 3, there are pedestrian signals at the entrance to
Cherry Park (Deas Street); however, striped crosswalks and curb ramps are missing.
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OPPORTUNITIES
While there are many challenges to the revitalization of the Cherry Park Area, a number of opportunities
also exist. These include excellent exposure and visibility to vehicular traffic; significant public investment in
the area; a wide variety of housing types and densities; and a number of potential redevelopment sites.
The Cherry Park Area benefits from high traffic volume, access, and exposure. The area is about a mile
from the Interstate-77/Cherry Road interchange, offering easy access and high visibility to retail businesses
and professional services. The average daily traffic volume on this portion of Cherry Road ranges from
22,600—23,800 vehicles, and 12,700-12,900 vehicles along Mt Gallant at the intersection of Cherry Road.
Given the number of vehicles passing through the area every day, commercial developers, property owners,
and business owners have great exposure to potential customers and investors.
A variety of sports and recreational amenities are located in or immediately adjacent to the Cherry Park
Area. Cherry Park is a 68.5 acre facility that was opened in 1985 and remains one of the City’s most
popular parks. It features softball, baseball and multi-purpose fields available for recreational, league, or
tournament play; a multipurpose trail; and playground areas. Located on Deas Street, Hargett Park includes
a youth sports complex with baseball and multi-purpose fields, and a playground. Nearby Oakwood Acres
Park consists of a playground; baseball/softball fields; basketball, volleyball, and handball courts; and a
swimming pool. The Rock Hill Tennis Center offers sanctioned tournaments, leagues, clinics, and other
programs. The Terry Complex, located on Winthrop University’s campus is used for softball programs and
tournaments. In addition to the Terry Complex, the Winthrop Farm Lake Area Athletic, Recreation and
Research Area just south of the study area features the Winthrop Coliseum, ballpark, ropes course, golf and
disc golf courses, soccer field, track, and recreational sports fields. Other recent public investments in the
study area include the streetscape enhancements north of Cherry Park as well as roadway improvements as
part of the Pennies for Progress program along Mt. Gallant Road at the north end of the area. It is hoped
that business owners and developers will recognize the significant public investments made in the Cherry
Park Area and be encouraged to improve their own properties.
The neighborhoods surrounding the Cherry Park Area include a diverse assortment of housing types at
various residential densities.

Although most of the single family housing stock is 45 to 75 years old,

occupancy is very stable. Duplexes, townhouses, condominiums, apartments, and a senior living facility
coexist with single family neighborhoods.

A recent market study of the entire Cherry Road corridor

estimates a 250,000sf oversupply of commercial use and demand for nearly 1,000 new residential units.
This projected housing need would fill a specific market for university students and faculty, families and
individuals looking to downsize, and young professionals. There are many opportunities for new residential
housing to be integrated into the area. For instance, several abandoned mobile home parks and large
vacant lots can be aggregated for redevelopment sites.

Similarly, underutilized property might be

repurposed for higher density uses that could support future local transit along Cherry Road.
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PUBLIC INPUT
Two community meetings were held in January and February 2013 with stakeholders from the study area.
Property and business owners, tenants, property managers, and neighborhood representatives shared their
thoughts about the future of the Cherry Park Area. Comments centered on the need for greater flexibility in
development standards, property beautification and improved infrastructure.

Questionnaire respondents

gave highest priority to strategies that increase awareness of zoning changes and promote Cherry Road.
Several participants were concerned that Cherry Road does not seem to get the same attention from City
government as other parts of Rock Hill, such as Downtown and the Galleria/Dave Lyle Boulevard area. They
asked that incentives and marketing efforts be similarly focused on Cherry Road. Another concern that was
raised suggested that the Zoning Ordinance is too prohibitive regarding building placement, as well as
required parking and landscaping. After some discussion, it was determined that building setback issues
have already been addressed through Zoning Ordinance amendments. Greater outreach may be needed to
increase awareness of current regulations, while greater flexibility in parking and landscaping requirements
may be needed in some portions of the study area.
Another concern mentioned by stakeholders is perceived crime, particularly on the south side of the study
area. Staff analyzed crime data for the Cherry Park Area and found no major issues. In fact, over the last
six years, total crimes have decreased by 32%. The most frequently reported crimes include vandalism,
shoplifting, larceny, and driving under the influence. The surrounding neighborhoods are not considered
high crime areas either, but some minor crimes occur such as drug possession and burglary. Participants
supported the idea of encouraging higher density infill development but were concerned that it would be of
lower quality, attracting renters that are not invested in the area and reducing community image. Staff
noted that new multifamily development must be built to the more contemporary design standards adopted
by the City within the last eight years, resulting in a higher quality product.

KEY RECOMMENDATIONS
The following goals for revitalization of the Cherry Park Area were developed based upon staff observations,
analysis, and public input.
1. Encourage development/redevelopment of vacant and underutilized buildings to support needed nonretail uses;
2. Promote residential development of varying densities and housing types on key infill parcels;
3. Maintain the quality of existing recreation and educational facilities and market the advantages of living/
working near these amenities; and
4. Support property improvements to a make the area more attractive and inviting.
The following action steps are recommended to promote revitalization of the Cherry Park Area. Targeted
strategies are grouped into four themes:

regulatory changes, targeted infrastructure improvements,

property enhancement, and marketing strategies.
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Regulatory Changes
A recent market study for Cherry Road indicates that the corridor has an oversupply of commercial uses as
well as a shortage of housing to meet future demand. Based on the high turn-over rate of some retail
portions of the study area and significant amount of undeveloped and underutilized land, it is suggested that
rezoning opportunities be evaluated in the area, particularly for higher density residential development.
Furthermore, it is recommended that certain properties in the Cherry Park Area be allowed greater flexibility
in meeting specific development standards due to their urban character and lot limitations.
 Rezone certain properties to support new land use options
Figure 4 depicts the current land uses in the study area and recommended land use changes for
potential redevelopment sites. Consider changing the zoning designation on certain properties to
support higher density residential or mixed use. Promoting additional residences in the area may
bring new customers to businesses that are currently struggling to manage their daily operations.
 Explore zoning changes to repurpose certain retail properties
Consider specific zoning changes to help repurpose vacant or underutilized buildings. This may
reduce an oversupply of retail commercial in the area.
 Allow greater flexibility in certain development standards
Reducing land use buffers; parking, landscape, and open space set-aside requirements; as well as

FIGURE 4– Conceptual Land Use Map & Potential Revitalization Overlay Area
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design standards may facilitate rehabilitation, development or redevelopment of the area. As shown
in Figure 4, it is suggested that a Revitalization Overlay Area be designated and development
standards amended with specific reductions or exemptions for the area similar to those that
currently apply to Old Town.
Targeted Infrastructure Improvements
Public infrastructure improvements such as targeted pedestrian crossings and streetscape improvements
would serve to enhance the appearance and safety conditions of the Cherry Park Area.

It may also

stimulate private investment as developers, owners, and business enterprises sense greater stability in the
marketplace. The following public improvements should be considered for the Cherry Park Area:
 Upgrade specific intersections to include marked crosswalks across Cherry Road
As indicated in Figure 5, there are currently four signalized, marked crosswalks within the study
area that cross Cherry Road. These are located at Richmond Drive, Dorchester Street, Ebinport
Road, and Mt. Gallant Road. A pedestrian signal is also located at the entrance to Cherry Park
(Deas Street); however, striped crosswalks and curb ramps are missing. Pedestrians need better
access across Cherry Road particularly at the Tennis Center and Cherry Park. As more residential
units are developed in the area, it is important to maintain safe pedestrian access to local amenities.
Some stakeholders expressed concern that increased pedestrian crossings would slow down
vehicular traffic flow and negatively impact businesses. As such, the timing of traffic signals should

FIGURE 5– Existing and Proposed Pedestrian Crossings
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be closely monitored and periodically adjusted to minimize traffic congestion. Marked pedestrian
crossing are suggested at the following intersections with Cherry Road:


Cedar Grove Lane



Deas Street



Hearn Street (a proposed multipurpose trail in the Trails and Greenways Master Plan)

 Construct a multipurpose trail to connect Hargett and Cherry Parks
Approved in 2008, the City of Rock Hill Trails and Greenways Master Plan identified a proposed 0.3
mile multipurpose trail connecting Hargett Park and Cherry Park along Hearn Street. Increased
priority should be given for funding and construction of the Hearn Street Trail to link these
amenities.
 Consider extending streetscape improvements south of Cherry Park
Assess the feasibility of continuing streetscape improvements south of Cherry Park, consistent with
improvements made to the north, to enhance the pedestrian environment and visual appeal.

Property Enhancement
Many land owners in the Cherry Park Area have recently made building façade and/or landscaping
improvements, greatly adding value and marketability to their properties. However, as mentioned at a
recent stakeholder meeting, many owners that have made investments are disappointed that other property
owners have not taken the initiative to improve their sites as well.

A number of properties along the

corridor could benefit from targeted landscaping along the streetfront and removal of excess pavement.
 Encourage or incentivize targeted streetfront landscaping

improvements
Property owners should be encouraged to provide additional
streetfront landscaping, particularly in conjunction with other
building improvements. Where possible, excess pavement should
be removed and replaced with landscaping and plants should be
installed in bare, unimproved areas. The City may want to explore
the possibility of initiating an incentive program to assist property
owners with improvements.

FIGURE 6– Example of reducing
paved surface area

 Work with property owners to reduce excessive pavement
Many properties in the area have excessive driveway and drive aisle widths or numerous access
drives from Cherry Road. Owners should look for opportunities to reduce the area of paved
surfaces while increasing vegetation and using more pervious materials. Figure 6 shows an
example of this practice. Implementation of an incentive program that helps fund the removal of
excess pavement along the streetfront should be further explored.
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Marketing Strategies
A number of marketing strategies can be implemented to help strengthen commercial and residential
investment in the area. Actions steps include increasing awareness of development standard or zoning
changes; working with local organizations to better promote commercial and residential relocation to the
area; and encouraging the recruitment and retention of non-retail uses in vacant and underutilized spaces.
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.
 Regularly promote awareness of any development standard or zoning changes
Often times developers and property owners are unaware of Zoning Ordinance amendments that
directly impact their projects. A periodic update of recent changes would help spread awareness of
regulations that have been relaxed or tightened. Information could be posted in the “News” section
of the City’s website and periodically published in the utility bill, newsletters, or other communitywide mailings. It is suggested that a more comprehensive mailing/e-mailing distribution list be
developed so interested recipients are made aware of updates. This should be implemented as a
corridor-wide effort.
 Encourage local realtors and economic development agencies to promote Cherry Road to

potential business owners and residents
Provide various interest groups, such as economic development organizations, realtors, developers,
business associations, and tourism agencies, with data and promotional information on the Cherry
Park Area. Collaborate on ways to better market the Cherry Park Area as a desirable place to live,
work, and play. This should be implemented as a corridor-wide effort.
 Encourage non-retail businesses to fill some of the excess retail commercial spaces
After a strategy for repurposing vacant or underutilized buildings is developed, the City will need to
increase awareness and build support. It is recommended that realtors and landlords of vacant or
underutilized commercial retail space be encouraged to focus their recruiting efforts on securing
non-retail uses to help balance the oversupply of convenience and shopper’s goods in the
marketplace. Such non-retail uses could include professional services, office, dining, daycare,
health services, and similar businesses. This should be implemented as a corridor-wide effort.

CONCLUSION
The Cherry Park Area has a variety of challenges and opportunities to revitalization, much like other parts of
the Cherry Road Corridor. While some properties are stable and a great asset to the community, others
remain vacant or underutilized as owners struggle to find ways to attract and keep commercial tenants
within outdated or obsolete buildings. This Plan seeks to improve the appearance and marketability of the
corridor through small physical improvements and regulatory changes.

Through incremental changes that

focus on residential infill, repurposing of excess retail commercial space for other non-retail uses, and
“beautification” and streetscape improvements, it is hoped that the private sector will be encouraged to
reinvest in the area.
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