Cherry Road Revitalization Strategy
Heckle Boulevard Mixed Use Node Small Area Plan

Heckle Boulevard Mixed Use Node
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 Heckle Boulevard Mixed Use Node.

OVERVIEW
The Heckle Boulevard Mixed Use Node is less than a half mile long, including incorporated and
unincorporated properties surrounding the intersection of Heckle Boulevard and Cherry Road/McConnells
Highway. The study area includes 24 properties within the study area comprising a total 2012 tax value of
approximately $12 million. Heckle Boulevard and Cherry Road/McConnells Highway are the only arterial
roadways within the study area.

EXISTING CONDITIONS
Most of the study area is within unincorporated York County; however, properties have historically been
annexed at the time of development or redevelopment. As shown in Figure 1, there are major tributaries
of Wildcat Creek that runs through several of the properties in the study area with regulatory floodplains
affecting both vacant and developed properties. Much of the study area consists of public and institutional
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FIGURE 1 – Floodplain Map
uses, one significant multi-tenant plaza, and single-story commercial retail development within stand-alone
structures.

Few buildings have been constructed over the years; however, the QuikTrip Corporation is

currently redeveloping the northeast corner of Heckle Boulevard and Cherry Road with a new convenience
store/gas station.
Figure 2 illustrates the existing land use pattern in the Heckle Boulevard and Cherry Road area. The study
area is characterized primarily by public &
institutional uses as well as commercial
retail. Properties with vacant buildings
account for only 1% of total acreage;
however, nearly 33% of the area is
considered undeveloped.
As shown in Figure 3, the properties
shown in white are part of unincorporated
York County.
Heckle

FIGURE 2 – Existing Land Use Map
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FIGURE 3 – Current Zoning Map
The surrounding neighborhoods in the County are zoned Residential Conservation District (RC-I) and
Residential Development District—I (RD-I). For properties within the City, the most prevalent zoning district
is General Commercial (GC), which is currently being phased out. The remaining commercial properties are
zoned Neighborhood Commercial (NC), Limited Commercial (LC), and Office and Institutional (OI). The
adjacent neighborhoods in the City are zoned Single-Family-3 (SF-3), Single-Family-4 (SF-4), Single-Family5 (SF-5), and Neighborhood Mixed Use (NMU).
Roadway improvements were completed by the Pennies for Progress Program within the past two years
along South Cherry Road from Heckle Boulevard, east past Finley Road to York Avenue. Upgrades included
road widening, installation of street lighting, underground utilities, and sidewalks on both sides. In addition,
the Pennies for Progress Program has McConnells Highway from Heckle Boulevard, west to Falls Road slated
to be improved from a two lane road to three lanes to help mitigate traffic flow.

CHALLENGES
The Heckle Mixed Use Node does not face as many challenges as the other areas along the Cherry Road
corridor. Development is relatively new and vacancies are low, and the oldest commercial site is currently
being redeveloped. A few potential constraints that have been identified include fine tuning the function of
the intersection at Heckle Boulevard and Cherry Road/McConnells Highway, lack of pedestrian facilities, onsite traffic flow between properties, and jurisdictional issues.
While the Pennies for Progress Program improved South Cherry Road from Heckle Boulevard to the east, the
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function of the intersection of Heckle Boulevard and Cherry Road/McConnells Highway is still a concern for
residents and businesses. Stakeholders suggested that congestion may be mitigated by adjusting the timing
of traffic lights and installing a protected left turn signal phase on McConnells Highway turning onto
northbound Heckle Boulevard. Another major concern is the high vehicular speeds as motorists travel
southbound from SC 5/Main Street and stakeholders suggested signalizing the intersection at the EMS
station and York County Office Complex to slow traffic speeds. SCDOT and City staff has already begun
studying these issues.
Although there are a significant number of workers, customers and residents who might walk to adjacent
establishments, the pedestrian environment is not optimal in this area.

There are no sidewalks on

McConnells Highway or on the west side of Heckle connecting the
Highland Creek neighborhood to the adjacent shopping center and
other commercial sites at the major intersection. Sidewalks are only
provided on the east side of Heckle Boulevard, limiting connections to
the commercial properties on the west side of Heckle Boulevard. The
entrance into the York County Office Complex lacks an on-site
connection to the sidewalk on Heckle. In addition, as shown in Figure
4, there are pedestrian signals at the intersection of Heckle Boulevard
and Cherry Road/McConnells Highway; however, striped crosswalks and
curb ramps are missing. Planning for vehicular circulation and access
are important issues within the Heckle Boulevard Mixed Use Node. It is

FIGURE 4 – Heckle/Cherry/
McConnells Intersection

important to plan for cross-access ways between properties, to avoid forcing users out to the major corridor
to access adjacent businesses. Some businesses located at the main intersection have multiple vehicular
access points from the main corridors and excessive driveway widths.
The study area is traversed by a major tributary of Wildcat Creek which has related flood plain affecting
many vacant properties and the parking lot of the County Social Services Building. The floodplain of Wildcat
Creek itself provides a logical western boundary to the activity at the Heckle Mixed-use Node.
Almost all of the properties along Heckle Boulevard, north of Cherry Road are located in unincorporated
York County whereas properties south of the intersection are in the City.

Because City and County

regulations and code enforcement measures vary, there is a lack of consistency in landscaping, signage, and
design standards along the corridor.

For instance, stakeholders expressed concern that the scale of

landscaping required on smaller sites within the County’s jurisdiction produces a “wall” of trees that screen
buildings from the street while City landscaping standards are more flexible. Different standards on uses
and temporary signs applied to adjacent properties create confusion as property owners struggle to figure
out which requirements they are supposed to follow.

OPPORTUNITIES
While there are a few challenges to the revitalization and further development of the Heckle Boulevard
Mixed Use Node, a number of opportunities also exist. These include stable businesses and low turnover
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rate, improved roads, a good mix of uses, newer construction and current development activity, and a
number of potential development sites.
Despite the struggling economy and compared to most other sections of the corridor, businesses within the
Heckle Boulevard Mixed Use Node are very stable. Over the last three years, of the 25 utility customers,
there has only been one turnover with four properties currently vacant. A likely contributor to this stability
is the fact that most of the businesses within the Heckle Boulevard Mixed Use Node cater to residents of the
nearby neighborhoods, while businesses that have left other sections of Cherry Road had classically served
a community-wide or even regional market.
While traffic counts in this area are obviously lower than further east on Cherry, this intersection still
provides an overall traffic count in excess of 28,000 vehicles per day on the two arterial roads, with capacity
available for additional traffic growth. Road and sidewalk improvements (including the installation of street
lighting) were completed in 2012 on South Cherry Road. The Pennies for Progress Program has McConnells
Highway from Heckle Boulevard, west to Falls Road proposed to be improved from a two lane road to three
lanes to improve traffic flow.
The stable neighborhood retail establishments are bolstered by a healthy mix of uses with government
offices housing almost 300 public employees and attracting over 1000 visitors a day to the area. This helps
to make up for the relatively low number of residential units in close proximity to the intersection. The
purchase and repurposing of an old shopping center by York County for its social service offices has had a
significant impact on stabilizing the area.
The significant investment of QuikTrip Corporation in redeveloping the northeast corner of Heckle and South
Cherry with a new convenience store/gas station suggests this is a strategic location and there is a solid
local market available to promote further growth. This construction activity will likely draw the attention of
other retailers, who may consider locating in this sub-market.
If new businesses are attracted, there is ample room for new development in the Heckle Boulevard Mixed
Use Node. Over 30% of the study area is undeveloped. These larger tracts of land could be developed for
additional retail or higher density residential uses. The sites are also positioned well to serve other
institutional or office uses. Water and sewer lines are available to all properties within the area; however,
annexation will be required as properties access these systems.

PUBLIC INPUT
Two community meetings were held in June and July 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 Heckle Boulevard Mixed Use Node. Comments centered on the need for better
pedestrian connections to major businesses, concerns about traffic flow at the major intersection of Heckle
Boulevard and Cherry Road/McConnells Highway, and attracting more commercial uses that cater to the
neighborhoods.

Questionnaire respondents gave highest priority to strategies that provides better

pedestrian connections, improve the Heckle/Cherry/McConnells intersection and seek consistency between
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City and County development standards.
The majority of the participants expressed their concerns about the traffic congestion during the peak
periods of the day. In particular, the eastbound McConnells to Heckle left turn was cited as a difficult
maneuver. Stakeholders also mentioned the lack of a major “big box” shopping center in this area as an
impediment to attracting new businesses. The property manager from the Food Lion plaza mentioned that
the lack of rooftops within the study area is an impediment to attract new businesses because potential
businesses would rather locate near Winthrop University or along Celanese Road. However, the property
manager noted with QuikTrip’s new development in the area, it may attract new businesses. The property
manager also mentioned that landscaping requirements for businesses fronting a street be more flexible
because having a wall of trees blocks potential users view of the business.

Neighborhood residents

expressed the need for more neighborhood services and restaurants to attract more people to this area.
One owner of a major tract acknowledged that he has no plans for sale or development.
Other comments were focused on the lack of pedestrian facilities and safety when crossing the Heckle/
Cherry/McConnells intersection. Participants suggested installation of sidewalks along McConnells Highway
to give nearby residents a safe place to walk to the adjacent Food Lion plaza, as well along the west side of
Heckle Boulevard from the entrance of the EMS station and York County Office Complex to McConnells
Highway. In addition to adding sidewalks, comments were made about adding traffic lights with crosswalks
at the entrance of the EMS station and the York County Government office complex to slow southbound
traffic speeds. Multiple stakeholders expressed they are concerned about the safety of pedestrians when
crossing the Heckle/Cherry/McConnells intersection stating improving the intersection with marked
crosswalks and curb ramps would not be enough because of the high traffic speeds and lack of businesses
fronting the street to increase pedestrian activity.

One property owner discussed the issues he had

experienced between the inconsistent City and County development standards.

KEY RECOMMENDATIONS
The following goals for revitalization of the Heckle Boulevard Mixed Use Node were developed based upon
staff observations, analysis, and public input.
1. Improve pedestrian connections and traffic flow between properties;
2. Support a land use strategy that maintains the current mix of retail, institutional and business uses and
allows for residential development to further support retail; and
3. Look for ways to minimize the effect of City & County development regulation differences.
The following action steps are recommended to promote growth and revitalization of the Heckle Boulevard
Mixed Use Node. Targeted strategies are grouped into two themes: public and private improvements for
better connections and regulatory changes.
Public and Private Improvements for Better Connections
Public infrastructure improvements such as pedestrian crossings, constructing a multi-purpose trail and

6

DRAFT - 8/13/13

Cherry Road Revitalization Strategy
Heckle Boulevard Mixed Use Node Small Area Plan

widening McConnells Highway would serve to enhance the appearance and safety conditions of the Heckle
Boulevard Mixed Use Node. 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 Heckle Boulevard Mixed Use Node:
 Upgrade the Heckle/Cherry/McConnells intersection and intersection at the EMS station and

York County Office Complex to include marked crosswalks on all approaches
As indicated in Figure 5-Existing Conditions, there is currently one signalized, partially marked
crosswalk within the study area. Pedestrian signals and one crosswalk across Cherry Road are
located at the main Heckle/Cherry/McConnells intersection; however, striped crosswalks and curb
ramps are missing. The pedestrian signal actuators need to be brought closer to the logical
pedestrian refuge areas at the corners. Pedestrians also need better access across the main
intersection and Heckle Boulevard particularly at the entrance of the EMS station and the York
County Office Complex.



Existing conditions

Potential Improvements
FIGURE 5 – Before & After Heckle/Cherry/McConnells Intersection
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FIGURE 6 – Proposed Public & Private Improvements Map
 Construct the planned multi-purpose trail to connect neighborhoods and retail centers
Approved in 2008, the City of Rock Hill Trails and Greenways Master Plan identified a proposed 4.8
mile multi-purpose trail from Rawlinson Road to Ogden Road along Heckle Boulevard (SC 901) that
would connect neighborhood residents to the major retail centers along the corridor. The City
should consider increased priority for the portions of the Heckle Trail in this area, see Figure 6.
 Plan for traffic flow between properties
In order to provide safe access and protect the traffic carrying capacity of the major roads, access
points to Heckle and Cherry should be limited, connections should be planned for between
properties. Property owners of existing development should consider providing cross-access ways
where possible to adjoining properties, particularly to undeveloped properties. New development
will generally be required to provide such connections. Figure 6 illustrates potential locations for
cross-access ways between properties.
 Retrofit pedestrian connections on private property
As public pedestrian improvements are constructed, owners of existing uses should be encouraged
to provide safe connections from the public right-of-way to their front doors. Overall improvement
of pedestrian connections provides an amenity that supports employment and residential growth to
further strengthen the retail market.
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FIGURE 7 – Potential Development Sites Map
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 and office space to meet future demand.

Efforts should be made to

encourage property owners to consider rezoning undeveloped sites to allow non-retail commercial or higher
density residential. In addition, the City and County development standards should be better aligned to
ensure a more consistent look along the corridor and to reduce confusion on jurisdictional code enforcement
issues.
 Allow for the rezoning of certain properties to support new land use options
Figure 7 identifies some potential development sites in the Heckle Boulevard Mixed Use Node.
Because the study area has a significant amount of undeveloped acreage, these sites may provide
an opportunity for new land uses such as higher density residential or mixed use development that
is not currently allowed within the sites’ current zoning district. It is recommended that the City
support property owner initiated efforts to rezone certain properties to support higher density
residential development and other non-retail commercial uses. Promoting these types of uses
would improve long term viability of the area.
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 Seek consistency between City & County development standards and code enforcement
Several properties are located within unincorporated York County and are subject to different
design, landscaping, and signage requirements than adjacent sites that are within the City’s
jurisdiction. Undeveloped parcels and certain unincorporated properties are likely to be annexed
into the City limits as new development occurs and would be subject to the same standards as
adjacent City properties. However, to reduce confusion and maintain a more consistent look the
City and County should explore ways to reduce or eliminate inconsistencies, especially those that
affect the most visible aspects of day-to-day business operations.

CONCLUSION
The Heckle Boulevard Mixed Use Node has many challenges and opportunities to revitalize the image in
attracting new land uses.

Compared to the other areas along the Cherry Road Corridor, the Heckle

Boulevard Mixed Use Node is very stable. Other advantages to this section of Cherry Road are the recent
investments and potential development opportunities. The area does struggle with traffic congestion and
accidents, incomplete pedestrian infrastructure and jurisdictional issues. This Plan seeks to improve the
appearance and marketability of the corridor through infrastructure improvements and regulatory changes
by allowing some higher density residential development and more non-retail uses.

Through incremental

changes that focus on implementing these strategies, it is hoped that the private sector will be encouraged
to invest in this area.
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