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A.

INTRODUCTION

A.1

Purpose and Goal

In February of 2019, York County Council identified several strategic goals to meet its mission to
“provide quality public services in an open, efficient and responsive manner” and to achieve the county
vision to “provide an environment where all citizens and businesses can thrive and succeed.” The first
of these strategic goals was identified as the “Growth Management Goal,” intended to address the
elements of economic development, infrastructure, residential development, roads, and green
space/parks to manage growth in a way that improves quality of life. A key strategy for this goal is to
designate a maximum of three or four area plans to study and address the pressures of future growth
and the elements of the growth management goal.1
In consultation with planning staff, County Council authorized several small area plans on July 9,
2019. Due to development pressures stemming from access to Interstate 77 and perceived conflicts
with new development at the rural edge, the I-77 South Corridor was one of the areas identified for
study and creation of a small area plan. Once adopted, this small area plan will constitute an
amendment to the county’s adopted 2035 comprehensive plan, York Forward.
As I-77 is the only interstate highway that runs through York County, the corridor is vital to long-term
economic success. York Forward recognizes this reality, establishing a future land use category as “I77 Corridor Employment.” This designation is intended to facilitate job growth by reserving land
suitable to attract large employers in targeted industries such as manufactured goods and services,
transportation and distribution facilities, corporate headquarters, technology and research, and financial
services operations. All of the I-77 Corridor Employment designated areas are within two miles of the
interstate. The vast majority of undeveloped properties that share this designation are south of the
Catawba River.
The I-77 South Corridor, therefore, carries significant opportunity for new development. In turn,
continued growth in employment-rich uses carries potential land use conflicts with existing suburban
and rural development patterns.
The goal of this small area plan is to maximize the corridor’s economic development potential as the
county’s transportation spine, while simultaneously minimizing the impacts of new development on
existing residential areas.

1

York County Strategic Plan – 2019 Update
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A.2

Study Area

The study area for the I-77 South Corridor Small Area Plan is defined as unincorporated York County
land within a two-mile buffer along the east and west sides of Interstate 77, running south from the
Catawba River to the Chester County line. The study area is depicted in Map 1, “I-77 South Corridor:
Planning Study Area.”
The study area includes portions of York County Council Districts 4, 5, 6, and 7. Significant sections
of the two-mile buffer include properties within the City of Rock Hill at its eastern extent. These areas
include portions of Main Street, properties west of Anderson Road, commercial areas along Dave Lyle
Boulevard, industrial areas along Springdale Road, the Riverwalk development, and the northern
stretch of Cherry Road. The City of Rock Hill is depicted in grey on Map 1. The Town of Fort Mill lies
just north of the study area, across the Catawba River. The Catawba Indian Nation properties are
further east, outside of the study area.
The majority of areas designated as I-77 Corridor Employment north of the Catawba River have
already been developed. Thus, future development projects that would further the recommended
growth pattern of the interstate highway corridor run south of the river. Existing land use
recommendations and development guidance applicable to the I-77 South Corridor in York Forward
may not sufficiently address escalating conflicts of disparate land uses along the urban to rural
spectrum.
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B.

EXISTING CONDITIONS

B1.

Economic Development

Demographic Snapshot
York County ranks in the top three counties in South Carolina for population growth with an estimated
2018 population of 274,118. This was a 3% change, or an addition of 7,972 more people to the county
compared to 2017. The median age is 38, which is slightly lower than the South Carolina median age
of 39. The largest percentage range of ages in the county is 45 to 64, at 27%, followed by the age 25 to
44 range, and the 14 and under range. Females make up 51.7% of the population, while males
represent 48.3%. The county has a diverse population mix by race with 74.7% White, 19% AfricanAmerican, 1.9% Asian and 0.7% being American Indian or Native Hawaiian. The Hispanic population
in the County represents 5.1%, which is similar to the state of South Carolina as a whole at 5.5%, but
lower than the 45-minute labor shed2 percentage of 9.2%.
Employment and Labor Force
Labor force participation in the area is strong at 66.3%, which signifies that residents 16 years and
older are working. This is 6% higher than the South Carolina rate of 60.4% and similar to the 45minute labor shed area rate of 66.5%. The Prime-Age Workforce (age 25 to 54) participation rate is
84.6% or over 86,000 residents. This is higher than both the South Carolina and the 45-minute labor
shed rate.
As of third quarter 2019, total employment in York County was at 108,063. This is an increase of
4.7%, year over year. The seasonally adjusted unemployment rate is 2.3% as of October 2019. This is
similar to the South Carolina rate (2.2%), but lower than the U.S. and Charlotte metro area.
Industry and Occupation Snapshot
Retail Trade, Manufacturing, and Accommodations and Food Services make up the largest industry
sectors by employment in York County. Utilities, Management Firms, and Information sectors provide
the highest average wages per worker in York County. Over the next 12 months, employment in the
county is projected to expand by 2.0% or 2,143 jobs. Healthcare is projected to grow the fastest at
3.2%. Job forecasts project Healthcare, Accommodations and Food Services, and Retail Trade as the
strongest expansions.

2

This labor shed references data for counties within a 45-minute drive of York County, representing a reasonable travel
time for workforce commuters.
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The largest occupation group in York County is in the Office and Administrative Support areas. They
employ over 15,567 workers. Sales and Food Preparation occupations are the next largest. Occupation
groups with the highest average wages per worker are in Management, Legal Services, and Computer
and Mathematical occupations. Over the next year, the fastest growing occupations by percentage in
York County are expected to be in Healthcare Support occupations. The strongest forecasted
occupation growth category by the number of workers is projected to be in the Office and
Administrative Support occupations, followed by Food Preparation and Serving occupations.
Industry Clusters
York County has a diverse and growing geographic concentration of interrelated industries and
occupations. The industry cluster with the highest forecasted growth rate is Healthcare, at 3.2%,
followed by Financial Services and Construction. Industry clusters with a high relative employment
along with positive projected growth and average wage rates include Professional Services, Financial
Services and Construction. The following graph in Figure 1 provides a comparison of average wages
vs. average annual employment forecasts in years 2019-2029 for industry clusters in York County.

Figure 1

Business Growth and the I-77 Corridor
The I-77 corridor is a major economic driver for York County. From 2014-2019, in total, York County
has experienced over $1.1 billion in capital investment and 11,400 new jobs from new or expanding
manufacturing, distribution, or large backoffice/headquarters operations. Of these announced projects,
$832 million and 10,500 new jobs have been located in the I-77 corridor. This includes the entire I-77
corridor from the Chester County line north to the North Carolina border. This represents 92% of all
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job growth and 71% of total capital investment occurring within two miles of I-77. Of announced
economic development projects, 5,200,000 square feet (sf) of new construction has been added in the
I-77 corridor, representing virtually all new major industrial or commercial development in the county.
The trend of economic expansion includes sections of the corridor south of the Catawba River. Of total
announced economic development projects, the I-77 South Corridor has experienced over $275 million
in new investment and 1,300 new jobs since 2014. This represents 12% of total investment and 23%
of all new jobs. Not surprisingly, with more available land to develop, construction in the I-77 South
Corridor has totaled 3,800,000 sf, representing 54% of total construction for announced economic
development projects.
Commercial and Industrial Development Growth
Major commercial and industrial real estate developments are driving growth on the I-77 corridor. In
the Fort Mill area, Carowinds Blvd. and the Lakemont Business Park, Southbridge (former Knights
Stadium), Kingsley, and the Kingsley Business Park have experienced significant economic
development announcements over the past five years. This includes major investment from Carowinds
(ongoing), Stanley Black & Decker (2017), RoundPoint Mortgage (2018), LPL Financial and the Lash
Group (2014), among others. These major announcements often spur residential growth, as workers
seek new job opportunities and the supporting services that large employment centers bring. These
amenities and supporting commercial development include new retail, restaurants, hotels, small office
space and development suited for small service providers. York County has experienced this
development trend first hand at Kingsley Town Center in Fort Mill and at Riverwalk in Rock Hill.
In the I-77 South Corridor, major redevelopment areas such as Riverwalk are driving commercial
growth in Rock Hill. Similar to the Fort Mill area, major corporate announcements in the area of the
Riverwalk Business Park and investment from the City of Rock Hill in supporting infrastructure and
sporting venues have stimulated infill industrial, commercial, and residential development. The
Riverwalk Business Park (and adjacent development) has experienced over 2,700,000 sf in new
construction since 2012. This represents $183 M in new investment and 777 jobs announced from
business park tenants including Atlas Copco, DHL Supply Chain, Continental Tire, La-Z-Boy and
McKesson. Currently, there is a 216,000 sf industrial speculative building available at Riverwalk, with
approximately 200,000 sf of additional planned development remaining to complete the business park.
Legacy Park in Rock Hill is poised to become the next major employment center in York County, with
plans to construct over 3,000,000 sf of industrial or light-industrial space. To date, speculative
buildings of 460,000 sf and 193,000 sf of gross floor area have been completed. While positioned to
capitalize on the growth of the distribution and logistics industry, these buildings provide economic
development opportunities beyond traditional warehouse space. The 460,000 sf building is one of the
largest available in the Charlotte region and positions York County to attract potential large
manufacturing operations. The 193,000 sf building provides opportunities for smaller companies to
lease space and keep working capital for day-to-day operations instead of costly new construction.
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Legacy Park also contains the largest “shovel-ready” site in York County, which means that all site
due diligence, utilities, and road infrastructure has been completed before a sale. This further enables
York County the ability to attract a major economic development project with a building requirement
of 750,000 sf or larger.
Future major commercial areas inside the corridor include the Carolina Panthers’ planned headquarters
and corporate office park near Exit 82 of I-77, between Cherry Road and Dave Lyle Boulevard. Future
industrial development is also planned at Firetower Road and I-77, and at I-77, Exit 73 adjacent to the
Blanchard Caterpillar dealership. The county’s economic development department is also studying
future potential industrial areas at Exit 75, northeast of Porter and Oak Pond Roads and further south
on the Porter Road and Long Meadow Road corridors.
Payroll and Job Density
As the county continues to succeed in drawing new businesses and development, the relationship
between jobs created, the total compensation they offer, and the absorption of land required to site
those jobs becomes an increasingly important factor to consider. According to the U.S. Census
Bureau’s 2016 County Business Patterns data, the top three industries for most jobs per location in
York County are management of companies and enterprises, manufacturing, and transportation and
warehousing. These same three industries also have the highest total payroll per location. These two
factors, shown in Figure 2, would indicate attracting corporate headquarters, manufacturing plants, and
distribution warehouses are the ideal target employers.

Figure 2
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As the county builds out, however, premier locations for employment uses will begin to dwindle. Land
absorption, therefore, is an important factor to consider to maximize employment opportunities over
the long term. Figure 3 depicts the average gross floor area per employee of different industries,
visualizing the ratio of land absorption to job creation.3 Warehousing may be among the top York
County industries for jobs and payroll per site, but it is also the top land consumer per employee as
well. Compare 6,628 sf per employee at a warehouse to 613 sf per employee at a manufacturing plant,
or 374 sf per job at a corporate headquarters.

Figure 3

GROSS FLOOR AREA PER EMPLOYEE (SF)
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FUTURE OPPORTUNTIES
Location
Interstate 77 begins in Cleveland, Ohio and runs north-south, terminating in Columbia, South Carolina.
York County’s direct access to I-77 provides companies and residents with not only a strategic north
and south route, but also proximity to other connecting interstates and highways providing access to
the Northeast, Midwest, and Southeast. This location provides great benefit to the local economy, as it
allows for the convenient access and movement of people and products.
Decisions by corporate management and site location consultants to relocate or expand existing
operations are based on a number of critical factors. Each year, Area Development Magazine surveys
corporate decision makers and site location consultants to determine the top factors they consider when
making investment decisions. The 2018 results indicate that 10 of the top 28 factors are related to
location and infrastructure. The following are the factors by rank order: highway accessibility (2),
available buildings (9), available land (11), proximity to suppliers (13), proximity to major markets
(14), accessibility to major airport (20), raw materials availability (23), water availability (24), railroad
services (24) and waterway or seaport accessibility (28). The I-77 South Corridor ranks very well with
respect to these location and infrastructure considerations and is why the corridor will continue to
experience future growth and economic development potential for York County.
Industrial and Commercial Development
“Location, location, location” is a familiar mantra of the real estate community and the I-77 South
Corridor is well positioned with prime development opportunities in proximity to the interstate. For
this reason, in recent years York County and the I-77 South Corridor have experienced significant
investment by local, regional, and national industrial and commercial developers. The focus of
industrial developers has primarily been land acquisition and business park preparation—specifically
the construction of speculative light industrial buildings. This is largely due to the growth of the
warehouse and distribution sector in response to the rise of e-commerce and York County’s location in
a growing population center.
The I-77 South Corridor is likely to experience new office development in the Riverwalk area and the
future office park associated with the Carolina Panthers development. Office development in the
corridor south of Rock Hill will likely be more challenging primarily due to the high number of
alternatives available in Fort Mill, closer to Charlotte and the Charlotte Douglas International Airport.
Currently there are over 600 acres of potential office park property slated for development in the Fort
Mill Township alone.
If the past is any indication of the future, industrial and commercial development on the I-77 South
Corridor will continue to experience strong interest for light and heavy manufacturing facilities,
warehouse and distribution operations, hotels, restaurants, retail stores, and gas stations. To balance
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the future quality vs. quantity of industrial and commercial development, it will be critical for
thoughtful planning and zoning regulations to help bring balance to the growing market. Planning
paired with adequate utilities, that are either existing or planned, will be critical in dictating the timing,
quality, and location of future growth.
Industrial Suitability Analysis
In 2016, York Forward identified key areas of the county that were most suited for industrial
development. This GIS analysis, depicted on Map 2, factored a range of positive physical and
geographic location attributes such as parcel size, proximity to existing industrial land uses, major
roadways, railroads, highway interchanges, and utilities. The analysis also factored certain negative
attributes such as proximity to existing residential development and severe topography. As one might
expect, areas identified as the most suitable for future industrial development are in areas with
convenient access to transportation infrastructure such as I-77 and near the Norfolk Southern rail line
south of Rock Hill. The “heat” range shows these areas in red on Map 2, while areas with low
suitability trend towards blue. Additional prime industrial areas that are outside of the immediate I-77
corridor are near the New-Indy Containerboard plant (formerly Bowater/Resolute Forest Products
paper mill), west on SC Highway 161 toward York, and north on US Highway 321 in Clover.

Map 2
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Infrastructure – Roads and Utilities
The key to economic vitality is having a transportation and utility infrastructure system that is
affordable, is paced with growth, and is planned for the future. Pennies for Progress investments,
matched with funds from the State Department of Transportation and local governments, exemplify
York County’s commitment to making roads safe and efficient. Matched with efforts by area utility
providers, there is strong future potential for economic growth and prosperity in York County.
Growth in the I-77 corridor has brought new improvements to the primary and secondary road systems
as well as necessary utility infrastructure. Opportunities to maximize development in the corridor will
be best achieved when local government and utility stakeholders plan, invest, monitor and engage with
citizens and businesses. Certain nodes (e.g. interstate exits) or micro regional areas along the corridor
will likely be more active than other areas over time, so it will be necessary for constant monitoring
and action on this plan.
CHALLENGES TO FUTURE ECONOMIC GROWTH
Land Use
The I-77 South Corridor’s future land use plan should encourage a balance of development that will
maximize the quality and economic value of the corridor while reducing negative impacts to the
transportation system, utilities, and land absorption. Without the appropriate mix of planning and land
use regulations, the real estate market will face challenges in the corridor and limit its potential to
efficiently locate new businesses, housing, and public greenspace.
Workforce
As noted earlier, significant growth has occurred within the I-77 South Corridor in recent years.
Ensuring that York County can accommodate the growing workforce necessary to support new and
expanding companies is critical to maintaining and increasing the potential for economic growth. An
appropriate mix of housing alternatives that considers amenities, affordability, and density will help
attract employees to future job centers. It will also be important to consider that employees in the
corridor will be very sensitive to the availability of an efficient transportation system with alternative
modes, including public transportation.
Infrastructure
Adequate transportation and utility infrastructure are critical to the future growth of the I-77 South
Corridor. Funding for new construction along with maintenance expenses will pose a significant
challenge in years to come, as availability and timing of funds generally lag immediate needs. The
South Carolina Department of Transportation has received additional revenue for roads and bridges in
past years due to increases in the gasoline tax enacted by the state, but these funds have already been
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allocated. County transportation funds allocated by the state through gasoline tax revenue (i.e. CFunds) has trended upward, as has local sales tax revenue dedicated for Pennies for Progress projects.
However, if roadway funding levels are not responsive to the demands of current and future growth, it
poses a threat to economic development expansion in the county.
Costs
Local government, private businesses, and residents all incur costs to live and operate in a community.
When compared to other growing regions across the nation, York County benefits from a relatively
inexpensive cost of living that is typically three to five percent below the national average. With the
growth of York County’s population and economic base, the need for government services continues
to grow. The cost associated with this growth are evaluated on a regular basis in order to remain
competitive for the residents and the businesses in the area, while providing the best level of services.
The I-77 South Corridor will see future challenges related to the rising costs of government services if
the pace of growth were to decline significantly.
Economic Diversification
Achieving a diverse and healthy economy is the goal of local government. If an area’s economy is too
dependent upon one industry, it is at risk of losing local tax revenue and its employment base when
changes occur in the economy. Economic development initiatives along the I-77 South Corridor should
focus on achieving a diverse balance of industry types to ensure York County can weather economic
changes. The I-77 South Corridor specifically has tremendous opportunity to bring further high value
manufacturers and office operations to York County for years to come.
B2.

Transportation

Long-Range Planning
As the only interstate highway serving York County, channeling people and goods in and out of the
Charlotte region, I-77 is the focal point of the transportation network in the corridor. The Rock HillFort Mill Area Transportation Study, or RFATS, is the metropolitan planning organization that
coordinates transportation planning activities in the region. RFATS has adopted several regional plans
that directly impact the I-77 South Corridor. The 2045 Long Range Transportation Plan (LRTP) is a
comprehensive planning document that outlines goals, objectives, performance measures, and
recommendations for all aspects of the region’s transportation network. The Collector Street Plan
identifies future collector streets as connections between primary arterials and local roads, to provide
trip alternatives and provide for a more efficient road network. More than two dozen new collector
streets are proposed within the I-77 South Corridor. The Bicycle & Pedestrian Connectivity Plan
identifies opportunities, constraints, and priorities for furthering a connected, convenient, and safe
network for pedestrians and cyclists to utilize.
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I-77 is identified in the LRTP as the road carrying the largest volume of average daily traffic in the
RFATS region. I-77 also carries most of the daily truck traffic, although US 21 represents an important
freight thoroughfare. The overall traffic in the corridor, therefore, is heavily influenced by the flow of
trips to and from the interstate highway to points north and south.
Average Daily Trips
Map 3 shows 2018 trip data on state roads, as collected by the South Carolina Department of
Transportation. It is important to note that the colors on Map 3 are representative of purely average trip
volume, it does not indicate levels of congestion or average delays. The different levels of trip volume
are split into natural breaks in the statewide data. As shown by the dark red color, I-77 southbound
from Fort Mill represents the highest trip volume in the corridor. Nearly 120,000 daily trips occur on
the segment of I-77 that runs across the river towards Celanese Road.
The average daily trip total decreases further south along I-77, as commuters take various exits into
Rock Hill. Between Exits 82 and 79, there were nearly 90,000 average daily trips. South of Dave Lyle
Boulevard, the interstate’s trip volume drops to an average daily trip count between 37,300 and 73,100.
The only other roads in the corridor to reach this break level of average daily trips is Celanese Road,
between I-77 and India Hook Road, and a short segment of Cherry Road immediately adjacent to the
interchange.
Among the corridor arterials, Celanese Road, Mt. Gallant Road, Cherry Road, Anderson Road (US
21), Dave Lyle Boulevard, and Lesslie Highway have the greatest traffic volume. The most travelled
collector roads in the corridor include Cel-River/Red River Road, Springdale Road, Fire Tower Road,
and Eden Terrace.
Most of the state roads in the southern portion of the corridor have a relatively low level of average
daily trips, 5,700 or lower. The lone exception is a segment of SC 901 between Saluda Street and I-77,
which carries just over 10,000 average daily trips.
Road Improvements
There are a number of ongoing and planned improvements to the road network in the I-77 South
Corridor. The majority of significant road improvements come from two different programs: those
with federal funding through RFATS and York County’s special taxation program, Pennies for
Progress. Major projects in the corridor that would be implemented through RFATS federal
Guideshare funding (funds apportioned amongst metropolitan planning organizations) include
improvements to the I-77/Anderson Road interchange (Exit 77), and improvements to the I77/Celanese Road/Cherry Road interchange (Exits 82A, 82B, 82C). Other potential projects in the
corridor identified in the LRTP as unfunded needs include widening of Cel-River/Red River Road
from Dave Lyle Boulevard to Anderson Road to three lanes, widening of John Ross Parkway from
Dave Lyle Boulevard to Mt. Gallant Road to four lanes, and widening Eden Terrace from Anderson

13

I-77 South Corridor
Small Area Plan

Map 3

14

I-77 South Corridor
Small Area Plan

Road to Bradley Street to three lanes.4
Pennies for Progress is the program that implements projects funded through the York County Capital
Projects Sales and Use Tax. County voters have approved four consecutive referenda authorizing a
one-cent sales tax, with revenues dedicated to road improvement projects. Projects are awarded
funding by a citizen commission. Many Pennies projects have been selected for improvements in areas
of the I-77 South Corridor. While some projects from earlier Pennies cycles have been completed,
many others are in various phases of progress, from planning, design, right of way acquisition, to
construction. Pennies projects in the study area are depicted and labeled in Map 4. The numbers on the
map correspond to the listed Pennies projects in Table 1.
The volume of improvement projects large and small reflect the changing dynamics of trips in the
corridor and regional efforts to meet increasing demands on the transportation system.
Public Transportation
An important component of urbanizing transportation systems is public transit alternatives. As will be
discussed in a later section, the corridor community has very limited access to transit options and
several residents voiced this concern in survey feedback. There is one Charlotte Area Transit System
(CATS) bus line (82X Rock Hill Express) that runs from the Manchester Cinemas park and ride lot off
Dave Lyle Boulevard in Rock Hill to uptown Charlotte. In the summer of 2019, the City of Rock Hill
began a new fixed-route bus system, called My Ride, offering free service along four routes. The
Cherry/Riverwalk Line (Route 3) and Dave Lyle/Galleria Line (Route 4) run from points downtown
eastward into the I-77 South Corridor, to their destinations just east of I-77.
In 2007, RFATS completed a study of high-capacity public transit alternatives to service trips between
Rock Hill and Charlotte. Amongst the alternatives considered in the Rock Hill-York County-Charlotte
Rapid Transit Study, which included potential light rail lines, a bus rapid transit line running from
Rock Hill via US 21 to the I-485 CATS LYNX blue line light rail station emerged as the locally
preferred alternative. The bus line, which would weave between dedicated right of way and regular
traffic, is proposed to cross the northern extent of the I-77 South Corridor. Implementation has not
begun for the bus rapid transit line, as funding for the project has not been secured (estimated in 2007
as more than half a billion dollars). Additionally, the level of supportive land uses and density along
US 21 would need to increase to viably sustain a successful rapid transit system. Regional interest in
revisiting the transit possibilities between Rock Hill and Charlotte, specifically the viability of a direct
light rail connection to the blue line, resulted in a September 2019 authorization for RFATS to initiate
an update to the Rock Hill-York County-Charlotte Rapid Transit Study.

4

Rock Hill-Fort Mill Area Transportation Study 2045 Long Range Transportation Plan
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Table 1
Pennies for Progress Projects: I-77 South Corridor Area
Completed Projects
Project
Mount Gallant Road
(Celanese Road to Anderson Road)
Cel River Road
(Cherry Road to south of Paragon Way)
Bird Street/University Drive
Porter Road/Firetower Road Intersection
Albright Road
(Heckle Blvd. to Flint Street Ext.)
Mt.Holly Road/Hwy. 901
(I-77 to Heckle Blvd.)

Map 4 #
2
5













8
12
13
14

Description
3 lane widening with curb and gutter and sidewalk
Safety and efficiency improvements
5 lane widening with curb and gutter, sidewalk, and bike
lanes
Capacity and safety improvements
Intersection improvements
Intersection improvements
Safety improvements
5 lane widening with curb and gutter and sidewalk
Capacity and safety improvements
5 lane widening with curb and gutter and partial sidewalk
Capacity and safety improvements

Active Projects
Project
Mount Gallant Road
(Celanese to Twin Lakes Road)
Riverview Road
(Celanese Road to Eden Terrace)
Celanese Road/Cherry Road/Cel River
Road Intersection
Cel River/Red River Road
(south of Paragon Way to Dave Lyle
Blvd.)
Mount Gallant Road
(Anderson Road to Dave Lyle Blvd.)
US 21/Springdale Intersection

Map 4 #
1

4







6



7





3

9





10



US 21 South Turn Lanes
Anderson/Main Street/Cowan Farm
Intersection

11
15

Hwy. 72
(Hwy. 901 to Rambo Road)








Description
3 lane widening with partial curb and gutter and sidewalk
Safety and efficiency improvements
3 lane widening with curb and gutter and sidewalk
Safety and efficiency improvements
Intersection improvement to construct additional turn lanes
and turn lane storage
5 lane widening with curb and gutter, sidewalk, and bike
lanes
Capacity and safety improvements
Includes extending Galleria Blvd to tie into Red River Road
3 lane widening with curb and gutter, sidewalk, and bike
lanes
Safety and efficiency improvements
Intersection improvement
Realignment of south bound off ramp and widen bridge
over US 21 for turn lane storage
Offset left turn lanes at Catawba Baptist Church, Hopewell
Church, Benson Road, Cannon Drive, and McAllister Road
Safety improvements
Realignment of existing intersection
Safety improvements
5 lane widening from Hwy. 901 to Rawlsville Road; 3 lane
widening from Rawlsville Road to Rambo Road
Curb and gutter, sidewalk on one side, and 10’ multi-use
path on other
Capacity, safety, and efficiency improvements
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B3.

Utilities

Factor for Development
As mentioned previously in the Economic Development section, the availability of water and sewer
service is one of the principal drivers of new development. Public water and sewer service is often a
necessity for major developments, as reliability and scale make well and septic options inviable.
Industrial wells can be expensive and over time an accumulation of wells can sap a water table.
Additionally, York County’s zoning code offers density bonuses in some zoning districts for
residential development that taps into public utilities. For example, in the Residential Development
Districts (RD-I and RD-II), the minimum lot size for a single-family residence is one acre. If the lot
utilizes public water or sewer, the lot minimum is lowered to half an acre. If the lot utilizes both public
water and sewer, then the minimum becomes 8,500 square feet. Thus, a new residential subdivision in
RD-I or RD-II can increase its proposed density up to a maximum of 2.5 dwelling units per acre if
connected to public water and sewer.
Rock Hill Utilities
Much of York County, and all of the I-77 South Corridor, are served public water and sewer by Rock
Hill Utilities. Owned by the City of Rock Hill, with rates set by City Council, this combined utility
system continues to expand. Its eastward expansions will set the tone for development opportunities
for decades to come. Map 5 depicts the existing water and sewer lines in the area. A quick glance at
this map will illustrate why much of the land in the I-77 South Corridor remains very low density or
vacant. There are lines that stretch into the corridor, but relative to the coverage of downtown Rock
Hill, there are many vast swaths of land in the corridor that do not have nearby lines they could
reasonably extend. If utility lines continue to expand south and east, development pressure will follow.
As will be highlighted in a later section, providing public water and sewer to adjoining unincorporated
properties will often lead the city to seek annexation of those properties into Rock Hill.
Urban Services Boundary
The black hashed line on Map 5 represents the Urban Services Boundary (USB). The USB was
adopted in York Forward as a growth management tool, signifying the limits of where serving urban
public services such as water and sewer is appropriate. As the corridor continues to develop over the
years, the USB is another tool to protect the rural areas of the county from urban development.
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B4.

Existing Land Uses

As dictated principally by the availability of public utilities, corridor growth has been achieved through
drastically different development patterns. The existing land uses in the corridor can be seen in Map 6.5
The darker colors, outlined in black, represent land in the I-77 South Corridor. The lighter-colored
areas lie outside the corridor, but provide context for how this area of the county is developing overall.
The northwestern extent of the corridor, isolated from much of the planning study area by the
boundary of Rock Hill, is developed primarily with suburban residential development and portions of
the 320-acre Westminster Park. Due south of the park are large tract single-family residences. A string
of unincorporated York County parcels front portions of Celanese Road and Mt. Gallant Road. These
properties are all small lot residential or commercial properties. There are several other “doughnuthole” unincorporated properties in the northern portion of the corridor. There are small residential
subdivisions on Eden Terrace and Eden Terrance Extension, and industrial sites surrounding the south
and west sides of the site proposed for the Carolina Panthers practice facility and mixed-use
development.
Outside the City of Rock Hill limits, the vast majority of property east of I-77 and north of Fire Tower
Road consist of single-family developments, large lot rural residential developments, or large,
unimproved parcels. Lesslie does include some commercial uses. Land closest to Exit 75 (Porter Road)
has many existing industrial sites and large, unimproved parcels, either wooded or fields. Areas to the
south and east from Exit 75 are primarily improved with single-family homes, including small lot
subdivisions along Barringer Road. Just west of the exit, on Hawkfield Road off of Porter Road is the
Martin Marietta Rock Hill Quarry, a large aggregate mining operation surrounded on all sides by thick
forest.
The pattern of development is the most consistent at the southern extent of the I-77 South Corridor,
south of SC 901. Other than a few small lot subdivisions in the vicinity of the intersection of Dunlap
Roddey Road and Marshall Road, most of this area consists of large, rural lots. Some of these
properties have been improved with single-family homes, but many are still vacant. The Pinetuck golf
course is situated on Tuckaway Road, surrounded by unimproved parcels and large lot rural
homesteads.

5

It is important to note that Map 6 is purely an illustrative exhibit, as the existing land uses identified for parcels on the
map are approximations determined by staff.
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B5.

Zoning

The existing land uses are the built environment in the corridor, as it stands today. The underlying
zoning districts in the corridor represent what is possible to develop by right today and into the future.
Chapter 155 – Zoning Code, of the York County Code of Ordinances, sets forth all the regulation and
requirements of zoning in the county. It is the legal framework that determines what uses, structures, or
other improvements are permitted on a property. Map 7 depicts the zoning districts in the I-77 South
Corridor. The map also depicts a pair of overlay districts, which add an additional layer of zoning to
applicable property. As applied to this corridor, the Lake Wylie and Catawba River Buffers overlay
requires buffers between the shores of the Catawba River and any perennial stream. The
Transportation Corridor Preservation overlay protects Pennies and RFATS transportation infrastructure
projects from potential impacts of new development.
The concentration of certain zoning districts can reflect the built environment, but it can also forecast
the future development possibilities in the corridor, in those areas that are unimproved. The northwest
corner of the corridor features primarily residential zoning, RC-I and RD-I, which is reflective of the
suburban residences around India Hook Road and Mt. Gallant Road. Property along the Norfolk
Southern Railway line, just north of Dave Lyle Boulevard, is primarily zoned Industrial (ID) or Urban
Development (UD). UD is a unique zoning district that permits most non-residential uses.
Although some smaller UD parcels are scattered throughout Lesslie, residential zoning is more
prevalent. Just south of Lesslie, between Fire Tower Road and SC 901, there is a heavy concentration
of ID and UD districts. Much of this property is also currently undeveloped. The presence of these
zoning districts on unimproved land make these properties very attractive to prospective major
employers. These areas represent the greatest employment potential, as sought by the I-77 Corridor
Employment future land use designation, detailed in the next section.
Most of the land in the southern third of the corridor is shown on Map 7 in a green color, signifying
Rural Development or Agricultural zoning districts. If any significant future developments are
proposed on these properties, it is likely that they would require rezoning first. Other zoning districts
appearing in the southern area are a few small residential zones, a few large Planned Development
parcels off of Lazy Hawk Road, and Business Development III parcels around Exit 73.
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B6.

Comprehensive Plan Guidance

Future Land Uses
The adopted 2035 Comprehensive Plan, York Forward, has several components that apply broadly to
the I-77 South Corridor. Most directly applicable, the I-77 Corridor Employment future land use
designation is described in the Plan as “intended to facilitate job growth by providing land available to
attract target industries of regional and statewide importance such as manufactured goods and services,
transportation and distribution facilities, large corporate, high tech and financial services along the I-77
corridor.” As depicted in Map 8, I-77 Corridor Employment is the primary land use designation in the
study area for this small area plan. Other portions of this land use designation in the county run north
across the river and are mostly built out.
The Plan allows for a limited amount of supporting commercial and residential uses in the employment
areas, which must complement employment uses and comprise no more than 25% of an overall
development. These uses are only supported by the Plan when not in conflict with existing
employment uses or built in a way that precludes other lands suitable for office or industrial uses from
developing. Thus, a reexamination of the land areas identified for this employment future land use
designation is warranted. The employment areas should remain viable for that type of development and
should not place burdensome impacts on existing neighborhoods or areas designated to become
neighborhoods.
The other future land use designations at the edge of the employment areas differ based upon location
in the corridor. The India Hook Road-Mt. Gallant Road area is designated for neighborhood and
single-family residential, with the exception of Westminster Park, which is designated for
conservation. Areas just to the south of Celanese Road and west of Red River Road are almost
exclusively designated for I-77 Corridor Employment or Municipal Infill.6 The darker shade of brown
on Map 8 represents Municipal Infill. These are areas identified by the Plan as unincorporated
properties that are surrounded by incorporated properties, or “doughnut” areas. These areas are isolated
to such an extent that it is more appropriate for them to develop according to the planning efforts of the
adjacent jurisdiction—Rock Hill in the case of infill areas in the I-77 South Corridor.
Continuing on the east side of I-77, the area around Hopewell Road is a mix of infill, employment, and
residential future land use designations. This mix transitions at US 21, where it becomes a
neighborhood residential designation in Lesslie. A planned Rural Center, a small scale civic or
commercial center serving rural communities, lies at the intersection of Lesslie Highway and Neely
Store Road. Down south along Neelys Creek Road the future land use designation turns decidedly
rural. A transitional area of Single Family Residential future land use (1-2 dwelling units per acre)

6

All future land use designations are defined in more detail in the York Forward 2035 Comprehensive Plan.
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around the intersection with Oak Pond Drive gives way to the large lot Rural Residential future land
use, all the way to the Chester County line.
On the west side of I-77, the dark green area of Conservation future land use designation off of
Albright Road represents the Rock Hill Blackjacks Heritage Preserve, a 291 acre wildlife preserve
owned by the South Carolina Department of Natural Resources. Municipal Infill is designated for land
adjacent to the preserve on the east side, as well as an area to the south, sandwiched between Mt. Holly
Road and Menehune Lane.
Another Rural Center is planned at the convergence of Mt. Holly Road, Mt. Holly Drive, Long
Meadow Road, and Marshall Road. This Rural Center serves as the transition from the I-77 Corridor
Employment future land use to the Single Family Residential future use to the west. A Conservation
area is also located here off of Oakdale Road. Lastly, all of the southwest corner of the corridor is
designated for Agricultural future land uses, outside of the employment areas closest to the interstate.
Market Opportunities
The Plan highlights opportunities for the county to draw interest from targeted employment-rich
industries, and the I-77 South Corridor offers many locations with the potential to seize on those
opportunities. Workplace quality of life is a key component to the county’s attractiveness to the office
market. That includes walkable mixed-use employment centers and access to parks and greenways. As
identified in the Plan and in the Economic Development section of this small area plan, proximity to
the interstate is a locational advantage in logistics that is ideal to many in the industrial market. Other
than Dave Lyle Boulevard and Cherry Road locations in the City of Rock Hill, there are not any
significant retail destinations in the corridor (see Map 6). This underscores the Plan’s estimation that
York County is not fully capturing its retail expenditure potential.
Policies and Strategies
Several policies adopted in York Forward offer guidance for development in the I-77 South Corridor.
In fact, the I-77 South Corridor Small Area Plan itself is an implementation of Strategy H-3.1.3, which
suggests identifying communities on the fringe of urbanizing areas for possible small area plans. Table
2 lists some of the land use policies that are particularly relevant to the corridor.
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Table 2

York Forward Recommendations and Strategies

Policy

Recommendation

LU-1.3

Support policies that direct the majority of growth to areas within the
Urban Services Boundary.

LU-1.3.1

Discourage rezoning of lands outside the adopted Urban Services
Boundary to higher intensity residential uses.

LU-1.4

Focus commercial and residential growth within and in close
proximity to existing and planned Town, Community,
Neighborhood, and Rural Centers.

LU-2.1

Encourage non-residential development in Employment Areas to
promote job growth throughout the County.

LU-2.2

Support commercial and residential uses as a limited component of
Employment Areas on the Future Land Use Map provided the
following criteria are met:
• Proposed commercial and/or residential areas are planned in a
manner that complements the employment uses in terms of
compatibility between uses and compatibility of vehicular and truck
access.
• The total land area devoted to the proposed commercial and/or
residential uses does not occupy land more than 25% of available
land area designated for Employment.
• Proposed commercial and/or residential areas are located within
one mile of an interstate interchange or the intersection of two major
thoroughfares.

LU-4.1

Maintain rural and agricultural areas.

LU-4.1.1

Allow a limited amount of commercial development in areas
designated for Rural Centers and in support of agricultural
operations.

LU-4.1.2

Discourage rezonings of rural lands (i.e. lands designated as Rural
Residential and Agricultural on the Future Land Use Map) to higher
intensity residential uses.

LU-4.1.4

Discourage expansion of water/ sewer and other public facilities that
could increase development pressure in areas identified on the land
use map that should remain agricultural and in some cases rural
residential, except where needed due to unsafe well/ septic
conditions.

CR-2.1.1

Encourage cluster development in rural areas.

CR-2.1.2

Promote growth that does not negatively impact sensitive
environmental resources, including unique plant and animal habitats,
wetlands, and prime agricultural and forest lands.

CR-2.1.3

Increase road connectivity in developed areas in order to minimize
the need for new rural roads and ensure that any new road
connections or improvements have minimal impact on active
farmland and other natural assets.
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B7.

City of Rock Hill

Focus 2020 – Future Land Use Designations
As the City of Rock Hill grows in population and downtown-focused redevelopment projects come to
completion, its borders will continue to grow as well. The city’s planning objectives, therefore,
consider possible expansion areas that are not yet incorporated. Rock Hill’s adopted Comprehensive
Plan, Focus 2020, features a planning area that extends beyond city limits.7 The city’s future land use
map (Map 9) includes much of the I-77 South Corridor, and even extends to the bend in the Catawba
River at the eastern extent of York County.8 In the corridor, Rock Hill’s future land use map envisions
commercial areas centered around Celanese, Cherry Road, and Dave Lyle Boulevard. A mixed-use
center on the Catawba River has evolved into the Riverwalk development. Employment Center future
land uses capture much of the industrial areas north of Dave Lyle Boulevard and east to the edge of
Old Town Rock Hill. Focus 2020 calls for some suburban residential neighborhoods south of Dave
Lyle Boulevard, but otherwise calls for Interstate Employment in the rest of the corridor running south
along I-77.

Map 9

7
8

The City of Rock Hill is in the process of conducting a Comprehensive Plan Update.
Future Land Use Map, Focus 2020, City of Rock Hill Comprehensive Plan, page 92.
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Annexation
Rock Hill’s Utility Service Policy for Property Outside City Limits, adopted in 2002, is the principal
driver of annexation in the corridor. The policy states the city’s discretion in providing water and
sewer services to new development and conditions pursuant to providing service. The policy requires
that any non-contiguous property execute an annexation agreement, agreeing to be annexed into the
city once it becomes contiguous. Any new development seeking city services that is already
contiguous is subject to immediate annexation. A natural pattern of annexation, therefore, will follow
development projects that extend water and sewer services further into unincorporated areas of the
corridor.
Map 10 depicts all of the Rock Hill annexations, shown in red, that occurred in 2019. Portions of the I77 Corridor Employment designation near Exit 82 and a few other Municipal Infill areas are now
within the bounds of the city. Map 10 also shows the proposed site for the Carolina Panthers’
headquarters and mixed-use development (light blue). There is a rezoning proposal and annexation
agreement being considered by Rock Hill City Council, active at the time of this small area plan’s
drafting. Development and annexation of the site will have a profound effect upon the unincorporated
York County parcels around it.
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C.

PUBLIC ENGAGEMENT

C1.

Strategy

Public engagement during the planning process is of paramount importance. Public participation was
envisioned and implemented for every step in the process during the development of the I-77 South
Corridor small area plan. The process for the small area plan was divided into three phases, each of
which carries a significant public participation element. The analysis phase includes an online
community survey and a public input meeting, the drafting phase includes a public feedback meeting
and publication of draft recommendations, and the adoption phase includes public meetings at the
Planning Commission and County Council. A public hearing occurs during Council readings of the
small area plan. Additionally, staff invited and responded to individual public communications such as
emails, phone calls, and in-person meetings throughout the phases.

C2.

Community Survey

Survey Design and Response
The first component of public engagement for the small area plan was a community survey, designed
with questions meant to investigate the public perceptions of land uses in the corridor and their
implications. The survey was conducted online over the course of approximately five weeks. The
online survey was available before and after the public input meeting, to allow participants an
opportunity to view information on existing conditions or speak directly with planning staff before
taking the survey.
The survey yielded over 1,500 responses, providing staff with invaluable feedback on a number of
different elements in the corridor. Of the total number of responses collected, 64% self-identified as a
resident in or near the corridor area. 33% identified as a York County resident or property owner with
general interest. These are individuals who may not have as high a stake as those who live in or closest
to the corridor, but their general interest may include employment opportunities in the corridor, overall
county growth, or similar concerns. The remaining 3% of respondents identified as non-resident
property owners or those with other interests.
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Following the small area plan goal of maximizing the economic potential of the I-77 employment
corridor while minimizing the impact to adjoining residential areas, the survey questions were
designed to gather public opinions on the relationship between employment driven uses and residential
uses. The questions covered priorities, perceived benefits and risks of non-residential uses, preferences
on proximity to I-77 for certain uses, new development in the southern reaches of the corridor, outdoor
recreation, and Rock Hill annexation.
Corridor Priorities
Figure 4
Survey respondents were asked to rank their
priorities for the I-77 South Corridor from 1
(highest) to 5 (lowest). As depicted in Figure
4, it is clear that “Ensure that local traffic
congestion does not rise to an unsustainable
level” is the highest priority amongst
respondents, with 63% selecting that option
as the first or second priority. “Protect
existing neighborhoods from impacts of new
development” garnered 56% first or second
rankings. Support for “Maintain the rural or
wooded character of the undeveloped areas”
as a priority varied, with the most preferences
at a third ranking with 26%. “Strengthen the local economy by increasing employment opportunities
and tax base” also had varied support as a priority, but clearly fell below other options. 49% of
respondents ranked this local economy option with either a 4 or 5. The lowest priority, as selected by
public respondents, was “Provide more housing and housing types/choices/affordability.” Over half of
respondents chose this option as the lowest priority.
Respondents were also given an opportunity to state any additional priorities to consider in an openended question. More than 600 individuals submitted a written response. The overwhelming majority
were oriented around traffic, congestion, and road safety/maintenance issues. However, amongst the
transportation related responses, there were some additional priorities raised, such as bringing transit
options—mostly light rail—to the corridor, minimizing truck traffic, and utilizing development impact
fees to pay for transportation improvements. 95 responses raised environmental concerns as a priority,
including highway noise, habitat and tree preservation, and the need for public parks. Concerns about
growth and new development encroaching into existing rural areas was raised several times, as was a
community weariness of warehouse and distribution facilities in the corridor. Over 100 responses
identified specific types or forms of employment-driven uses that they would like to see locate in the
corridor. A couple dozen responses centered around housing, with some citing a need for affordability,
while others opposed dense housing development. Although not necessarily related to the land use
planning efforts of this small area plan, a significant number of respondents stated there should be
more law enforcement in the corridor.
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Benefits of Employment Uses
Figure 5
As the I-77 South Corridor contains many
unimproved properties that York Forward
recommends be developed into
employment uses, respondents were asked
to rank the perceived benefits of new
commercial and industrial development
from 1 (most important) to 4 (least
important). Figure 5 displays the results.
“A stronger regional economy with more
employment opportunities” was selected as
the most important benefit, carrying the
most first (33%) and second (31%)
rankings. “Improvements to vacant,
neglected, or blighted properties” and “Shorter distances from homes to work or other destinations”
finished with almost equally weighted importance. Rated slightly lower, “Increase in tax revenue for
better county services” was ranked as the least important benefit of employment uses.
Employment Use Impacts
Figures 6 and 7 display the results of questions measuring the level of concern respondents have for
potential impacts of commercial and industrial uses, respectively. All of the potential impacts of
commercial development—increases in local traffic, loss of existing open space or trees, long-term
appearance of commercial buildings, environmental impacts, undesirable businesses, and
encroachment into residential areas—received at least 34% “much concern” responses. However, with
78% of respondents citing “much concern,” traffic is clearly the greatest concern the community has
for new commercial development. Relatedly, 74% of respondents cited “much concern” for truck
Figure 6

Figure 7
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traffic as a potential impact of industrial uses. The appearance of industrial uses and absorption of
available land, while still concerning to most respondents, rated considerably less worrisome than
truck traffic, environmental impacts, encroachment into residential areas, and loss of open space or
trees.
Another open-ended question allowed respondents to enter any other concerns about non-residential
development. Although more than a third of the nearly 400 responses reiterated some level of concern
about traffic, there were some additional concerns identified. Environmental concerns such as air
quality, wildlife habitat loss, and noise were cited often. A potential for an increase in crime was raised
more than 60 times. Several respondents were concerned their taxes may increase as new big
businesses locating in the area receive tax breaks. Other concerns that were raised several times were
the types of businesses that could come into the corridor, low-paying warehouse jobs, housing
affordability, a desire for more connectivity, loss of rural community identity, and abandoned
buildings.
Patterns of Development

Figure 8

To understand the community’s perception of appropriate
development patterns in the corridor, respondents were
asked to select untitled images of different land uses best
suited for locations closer to or further from the interstate.
Table 3 displays the results. Respondents were only
required to select at least one image, but were permitted to
select as many as they felt appropriate. The responses
clearly indicate that the community feels residential and
rural uses should be further from the interstate and that
commercial uses should be closer. The images of a low-rise
office building and a distribution warehouse both scored
higher preferences to be located closer to the interstate, but
by a slimmer margin than other options. Interestingly, the
image of a concrete plant was preferred further from the
interstate by more than double (32% further, 13% closer).
In light of the fact that land located west of Porter Road and south to the county line is primarily vacant
or rural, respondents were asked if new development would benefit the area, if the appropriate
infrastructure were extended. As depicted in Figure 8, 52% agreed or strongly agreed that land west
and south of Porter Road would benefit from new development; 26% disagreed or strongly disagreed.
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Table 3
Image

Preferred Proximity to Interstate 77
Closer Further

Image

Closer Further

13%

32%

14%

70%

31%

22%

63%

20%

35%

21%

49%

21%

11%

62%

65%

9%

23%

62%

Outdoor Recreation

Figure 9

On the topic of parks, respondents were asked to
state if they agreed with the statement, “There is
sufficient outdoor recreation space available to
residents or workers in the I-77 South Corridor.”
As shown in Figure 9, 45% disagreed or strongly
disagreed with that statement, compared to 31%
who agreed or strongly agreed. The results
comport with many of the open-ended responses
that sought additional parks or preservation of
existing green spaces.
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Annexation
The City of Rock Hill has incorporated a significant portion of the corridor. As the sole provider of
water and sewer in the corridor, the city will continue to expand further over the years through
annexation. On that subject, 32% of respondents thought the city should not seek any further
annexations, 25% thought annexing only “doughnut-hole” properties—unincorporated county
properties surrounded by city properties—was appropriate, and 18% thought the city should further
expand throughout the corridor. 25% did not have an opinion on the matter. These results are
representative of the clash of urban and rural settings and may also be partially attributable to mistrust
of city policies among some rural county residents, as expressed in public meetings.
C3.

Public Meetings

Public Input Meeting
As discussed in the public engagement strategy section, planning staff conducted public meetings for
the I-77 South Corridor Small Area Plan. The first was a public input meeting, held at Castle Heights
Middle School on September 19, 2019. For the input meeting, staff assembled existing conditions
maps and information about employment density. Attendees of the drop-in style meeting were able to
peruse the various maps and figures, ask questions of planning staff, leave written feedback, and even
fill out a hard copy of the community survey.
Additionally, after attendees had a chance to observe all of the exhibits, they were encouraged to
participate in a land use exercise. Participants were given three options to select between two different
use categories and place representative dots on a map. The map depicted the largely undeveloped
southern portion of the corridor. This method allowed participants to express their locational
preferences for land use categories for future development, while also reflecting a degree of market
reality by requiring different categories find a home on the map. The results of this exercise are shown
in Figure 10. Participants largely see the Porter Road interchange with I-77 as a logical location for
industrial expansion. Bechtler Road and areas west are viewed as rural residential. Lesslie is similarly
targeted for rural residential, despite much of the existing area being slightly more dense than
traditional large-lot rural properties. The interchange with I-77 and SC 901 is particularly interesting,
as participants placed a heavy concentration of dots here, for light industrial, commercial, and office
uses, with rural residential uses just beyond. It is likely that some employment-based uses are desired
at this location, to serve the local rural community that must travel a great distance for goods and
services.
Public Feedback Meeting
A follow-up public feedback meeting was held at Castle Heights Middle School on December 19,
2019. In the intervening months between public meetings, staff analyzed the conditions of the corridor
and the public feedback gathered in the survey and first public meeting. Draft recommendations were
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crafted and then presented at the public feedback meeting. Attendees were able to view recommended
amendments to the Future Land Use Map and several boards of policy recommendations. Members of
the public engaged staff with questions and were offered an opportunity to leave their written feedback
on the recommendations.
Of the comments received at the meeting, several expressed an interest in “keeping the countryside
community countryside.” This included sentiments in opposition to apartment buildings and other
dense residential developments. Although some comments cited industrial development as “key,”
others stated a preference for no new industry or warehouses. Regarding transportation, some
commenters asked for less tractor trailer traffic or identified exit stacking problems along I-77. Others
appreciated the complete street configuration and expansion of Rock Hill’s MyRide fixed route bus
system included in the draft recommendations. One comment sought an increase to the size of the
recommended public park. After the meeting, materials were published to the county website and an
open invitation to comment further was extended.
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D.

ISSUE AREAS AND RECOMMENDATIONS

D1.

Corridor Issues

Table 4, below, provides a summary of the issues facing the I-77 South Corridor.

Table 4

Summary of Issues

Issue

Implication

Conflicting land uses

Employment-driven land uses in the corridor, existing
and planned, may create adverse impacts on residential
and civic uses.

Lack of transitions

Few opportunities for mixed uses, existing locations of
schools, and concentrations of distribution facilities limit
the ability of the built environment to transition fluidly
between uses.

Congestion

Access to I-77 is only a few connections from rural
roads, transitioning countryside commutes abruptly into
urban traffic delays.

Large, undeveloped
properties

Development pressures on large properties or parcel
assemblages may prioritize speculative development that
fails to integrate with the surrounding community.

Open space

Potential opportunities for passive outdoor recreation or
dedicated park space diminish as the corridor urbanizes.

Employment

Harmonious balance of interstate employment uses with
other uses needed to maintain economic viability and
preserve quality of life.

To address these issues, the following are policy recommendations with implementation strategies. The
policy recommendations in this section were informed by the public input gathered in the community
survey and at the public meetings, existing conditions of the corridor, policy objectives of the York
Forward 2035 Comprehensive Plan, and consultation with the City of Rock Hill.
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D2.

Future Land Use Map

Rec. #1 - Proposed amendments to the future land use map.
 The amendment areas, outlined in black, are described in Table 5 and depicted on Map
11, entitled “I-77 South Corridor: Proposed Future Land Use Map Amendments.”

Table 5

Future Land Use Map Amendments

Map
#

Area Description

1

Parcels near the Norfolk
Southern rail lines, from
Anderson Road North to the
Catawba River and Anderson
Road South to Southside Road

I-77 Corridor
Employment

Municipal Infill

2

North of Sturgis Road and
west of Springwood Lane

I-77 Corridor
Employment

NBHD Res.

3

South side of Hopewell Road

I-77 Corridor
Employment

NBHD Res.

4

Intersection of Lesslie
Highway and Neely Store
Road

Rural Center

NBHD Center

5

Small area at the intersection
of Oak Pond Road and Neelys
Creek Road

Single Family
Res.

I-77 Corridor
Employment

6

From Mt. Holly Elementary
School south, along Porter
Road

I-77 Corridor
Employment

Rural
Residential

7

Southern areas near Chester
County line

I-77 Corridor
Employment

Rural
Residential

8

Mecca Trail

I-77 Corridor
Employment

Municipal Infill

More appropriate to existing
conditions.

9

Marshall Road, near Lake
Edward Drive

I-77 Corridor
Employment

Single Family
Res.

More appropriate to existing
conditions.

Current FLU

Proposed FLU

Reason
Reflect the circumstances of Rock
Hill annexations and the limited
ability to meaningfully plan these
areas in the context of other
unincorporated properties.
Neighborhoods to the immediate
south and no frontage on Dave
Lyle Boulevard.
Prevent Hopewell Road from
becoming an additional freight
road9.
More appropriately serves Lesslie
and the rural community further
east, providing needed retail and
office destinations.
With employment uses to the west
and residential uses to the east,
and underlying UD zoning at an
intersection, this area could serve
as a destination for neighborhoodserving commercial. It should be
accessed only from Oak Pond
Road.
To prevent the school from being
enveloped by industrial uses on all
sides, to keep truck traffic closer
to the interstate, and to better
contextualize with the surrounding
rural community.
Due to the lack of utility
extensions and to preserve the
existing rural character.

9

The area planned for I-77 Corridor Employment to the immediate south, with frontage on Anderson Road and Neely
Store Road, represents continued growth of employment uses adjacent to the Rock Hill Legacy Park development.
However, any development of employment uses here should access Anderson Road only. Frontage on Neely Store Road
should remain rural in nature.
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D3.

Zoning

Rec. #2 - Evaluate the creation of a new “Business and Technology Park” zoning district, meant to
facilitate siting and regulation of synergistic light to medium intensity industrial and office uses in a
designed campus.
 Could include district requirements such as:
 Minimum district size.
 Require internal access roads, sidewalks, and minimum landscape panels along
streets.
 Require a Transportation Management Plan to further mitigate traffic impacts.
 Permit supporting uses such as child care facilities or food service
establishments on appropriate employment campuses to minimize daily trip
generation.
 Establish a minimum floor area ratio (FAR) to ensure district viability.
 Design standards and required site amenities.
 More targeted parking and loading zone requirements.
 Permit limited inclusion of warehouse and distribution uses.
 Site design efficiencies gained could include structured parking, consolidated and
meaningful open spaces, increased building heights or density bonuses, and integrated
transit options such as bus or light rail stops. The Red Ventures headquarters in Indian
Land, SC exemplifies this type of development (Figure 11).
 Sites in the district should have focal point entryways that serve as a visual queue and a
component of the business park identity.
 Encourage a consolidation of complementary or interrelated businesses to create a
place-making identity.
 Master planned business parks with amenities would attract more targeted employers
than single parcel developments.
 Development agreements utilized to maximize joint benefit.

Figure 11

Red Ventures corporate headquarters, Indian Land, SC
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Rec. #3 - Evaluate the creation of a new “Mixed Use” zoning district meant to offer flexible
arrangements of compatible uses.
 May offer smaller scale mixed use opportunities for areas such as Lesslie, Mt. Holly
Road, and other transitional areas which may not otherwise achieve a mix of uses
through a Planned Development or Traditional Neighborhood Design zoning district.
 Would offer an appropriate zoning district alternative to suburban locations at
intersections or as transitions between employment areas and established
neighborhoods.
Rec. #4 - Better ensure compatibility of proposed warehouses and distribution centers with existing
development.
 Consider removing “Warehousing, wholesale and distribution establishments” as
permitted by right uses in the Industrial, Light Industrial, and Urban Development
districts.
 Consider permitting “Warehousing, wholesale and distribution establishments” uses in
the Industrial, Light Industrial, and Urban Development districts through a Special
Exception, subject to supplemental regulations such as:
 Increased buffers or setbacks from abutting residential zoning districts and
residential uses.
 Prohibiting outdoor storage between building facades and primary roads, and
screening such storage from all other roads.
 Prohibiting large parking lots and loading areas in front of buildings.
 Controlling site access, egress, and traffic safety.
 Requiring submission of access and routing plans to avoid unreasonable impacts
on residential land uses.
 Permit “Warehousing, wholesale and distribution establishments” as an accessory use to
industrial uses such as manufacturing, subject to the same supplemental conditions.
 Maximum 40% of site gross floor area
 Consider increasing setbacks from roads for “Industrial & Warehouse Uses”
 Currently 30’ from major road, 25’ from minor road (same as residential)
D4.

Land Use Transitions

Rec. #5 - Address incompatible land use conflicts within the corridor.
 Encourage newly proposed development within the corridor with high potential for
noxious impacts to locate only on parcels within a mile of I-77, between Exit 75 (Porter
Road) and Exit 73 (SC 901). Anticipated noxious impacts include outdoor material
storage, heavy truck traffic, strong odors, vibrations, or light, air, and noise pollution.
 Maintain market opportunities for high impact uses, but discourage them from
locating in areas of potential conflict with existing uses.
 High impact uses should be discouraged from locating elsewhere in the corridor,
especially in close proximity to residential or civic uses.
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Remove schools as a permitted use from the Industrial and Light Industrial zoning
districts.
Minimize adverse impacts from proposed industrial developments on neighboring
schools.
 Consider expanding buffer requirements for industrial development abutting
school uses.
 Several existing school sites in the corridor are directly adjacent to properties
with Industrial or Urban Development zoning.
Establish standards for data center uses, as the expansion of cloud computing will
generate increased market demand for these structures.

Rec. #6 - Improve transitions between disparate land uses.
 Encourage taller buildings and higher floor area ratios (FAR) in I-77 Corridor
Employment areas closest to the highway. Seek lower heights and FAR towards the
fringes of the employment corridor to create a step-down effect as a transition to
residential neighborhoods.
 Generally, structures on non-residential properties should be no more than one
story taller than structures on adjoining residential properties.
 Support the location of low intensity commercial uses that simultaneously provide
ancillary support to employment areas and serve as a transition to residential areas.
 Encourage large parking lots for employment sites to be located on side or rear yards,
preserving attractive roadway vistas.
 Consider broadening application of architectural design standards for non-residential
buildings, to prevent long, blank facades, outdoor storage, or obtrusive mechanical
equipment being visible from the road.
 Current standards apply only to retail and office development of 40,000 sf of
GLA (Gross Leasable Area) and non-residential development fronting an
arterial road.
Rec. #7 - Monitor the absorption of land being developed within the I-77 Employment Corridor future
land use designation.
 Encourage FAR in the 0.5 to 1.0 range, or even higher in designed developments that
demonstrate area compatibility.
 Discourage oversaturation of uses that require large site developments and offer few
employment opportunities such as truck terminals, self-storage facilities, and traditional
warehouses.
 Encourage the adaptive reuse of existing buildings in the corridor that are in good
physical condition.
Rec. #8 - Discourage single-family residential uses adjacent to the interstate.
 High potential for noxious impacts on residential living, such as light and sound
pollution, as well as high traffic volumes accessing the interstate.
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New residential developments that are built in proximity to the interstate should deploy
sound mitigation structures or materials to ensure that noise on home sites is below 65
dBA outdoors and 45 dBA indoors.

Rec. #9 - Monitor the availability of workforce housing as the corridor develops.
 Housing options and a healthy range of affordability ensure the corridor can fill the jobs
it attracts.
 Ensure that multifamily developments are permitted as a housing alternative in the
corridor.
D5.

Transportation

Rec. #10 - Ensure new development sites maintain an acceptable level of service for the regional road
network and improves the pedestrian network.
 Continue to adhere to the strict application of Traffic Impact Analyses (TIA) in
evaluating proposed development.
 Support parcel assemblages that offer improved site design and better road access
management.
 Avoid locating site access points on local streets that would facilitate the use of minor
roads by through traffic.
 Require development to provide safe, convenient, and attractive pedestrian linkages to
existing or proposed sidewalks and trails.
 Crosswalks are critical to establishing pedestrian networks and ensuring public
safety
 Future widening projects proposed to service the corridor may benefit more from a
complete street configuration than a traditional expansion to a four-lane undivided road.
 Complete streets create more opportunities for robust pedestrian networks and
bicycle lanes, offer additional options for inter-parcel access, and decrease total
vehicle trip generation.
 Roadways in the center of the corridor that service a blend of employment and
residential uses, such as Lesslie Highway, Fire Tower Road, and Springdale
Road, are among those that may benefit the most from this type of road
configuration.
Rec. #11 - Work with regional partners in the corridor to improve congestion and capacity issues.
 New development proposals in the corridor should facilitate implementation of the
Rock Hill-Fort Mill Area Transportation Study (RFATS) Collector Street Plan (2017).
 Proposed collector streets in the corridor are depicted in Figure 8 of the
Collector Street Plan.
 Monitor traffic impacts of the proposed I-77 interchange by the Carolina Panthers
mixed use site, south of Eden Terrace and north of the railway.
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Under state design review, this new interchange may improve existing
congestion at the Cherry Road and Dave Lyle Boulevard interchanges.
 A new interchange and a large trip-generating development at the Panthers site
also carries the potential to negatively impact nearby traffic patterns and should
be monitored for needed improvements.
Coordinate with the City of Rock Hill on possible new or expanded routes of the
MyRide bus transit system with a focus on connecting large employment centers.
 MyRide debuted in June, with Route 3 (Cherry Road/Riverwalk) and Route 4
(Dave Lyle/Galleria) offering only a few stops within the I-77 South Corridor.
 Expansion of this new transit service would benefit residents commuting both
into and out of the corridor, particularly in the Springdale Road and Anderson
Road areas.

Rec. #12 - Consider the implementation of countywide transportation impact fees as an additional
source of revenue to offset capital improvement costs of future roadway or intersection improvements.
D6.

Economic Development

Rec. #13 - Engage with real estate developers and public infrastructure stakeholders to coordinate the
ultimate buildout of the corridor.
 Promote the I-77 Corridor Employment land use area as the most conducive to rezoning
proposals for target industries, large employers, and significant traffic generators in
order to minimize undesirable impacts to outlying areas.
 Monitor evolving economic trends and market demands to address potential or
unintended conflicts in planning policy or zoning code.
 This includes regulations such as building heights, undefined uses, building
materials, screening, etc.
 Encourage future collaboration and engagement between economic development
organizations and transportation planning officials to adequately plan for economic
development impacts and potential.
 Encourage future collaboration and engagement between economic development
organizations and utility providers to more adequately plan for growth areas, especially
industrial areas where utility capacity is critical to the recruitment of target industries.
Rec. #14 - Utilize tax incentives to bring targeted industry employers to the corridor.
 Consider application of incentives for new or expanding companies in the corridor that
are consistent with established guidelines set forth by the county’s economic
development department.
 Evaluate the need for new incentives for developers to dedicate land for target
industries such as advanced manufacturing, instead of warehouse or distribution
facilities.
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Rec. #15 - Evaluate and consider establishing a York County Business and Technology Park in the
corridor that is publically owned and maintained.
 A publicly owned business park provides the highest level of certainty to attract the type
and quality of development desired in the corridor.
 Provides target industries with the ability to purchase land and own their facility, a
common requirement of capital-intensive manufacturers. This opportunity is currently
lacking in the corridor.
 Requires facilities to be constructed according to park convents and restrictions.
D7.

Environment and Open Spaces

Rec. #16 - Increase the general availability of and access to open spaces and natural features.
 Consider increasing the amount of open space required for Industrial and Light
Industrial zoning districts (currently 10%) and Business Development districts (15%).
 Consider a lot coverage maximum, which could be applied on a scale depending on the
intended intensity of development per zoning district.
 Encourage developments on large parcels to preserve valuable natural features to the
extent feasible, including significant tree stands, riparian areas along streams, and
viewsheds.
 Preserved features should be made accessible, whether by trails or fronted on
roads.
 Incentivize the application of green building standards for new development, such as
LEED, NGBS, or IgCC.
Rec. #17 - Encourage the creation of more meaningful and usable open spaces for passive and active
recreation.
 Support parcel assemblages that offer improved site design and more usable and
accessible open spaces.
 Support clustering buildings on multi-building developments to likewise preserve
clustered open space that may be meaningfully programmed or enjoyed.
 Consider requiring some types of development to provide open spaces designed for
active recreation instead of permitting “excess acreage” as unimproved open spaces.
 Uses that generate public gathering, whether employees, visitors, or customers, should
at a minimum feature designed open spaces with pocket parks, walking paths, street
furniture, or artwork.
 Seek commitments to providing active recreational spaces in development agreements.
Rec. #18 - A new active recreation public park should be created in the corridor, located east of I-77
and south of Lesslie Highway.
 Public access to active and passive recreation opportunities are minimal for residents
and workers in this area of the corridor.
 Creation of a new public park in this area could be realized through various methods.
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D8.

 Development impact fees
 Public/private partnerships
 Development agreements
A public park would serve as an important community gathering space, offering more
neighborhood identity.
To adequately feature as a place-making park, it should comprise a minimum of ten to
fifteen acres with multiple active recreation facilities and supporting passive recreation
elements. Pigeon Point Park, an 11-acre park in Beaufort, SC, is an example of the scale
and design that would be appropriate (Figure 12).
Naturally synergistic locations exist in proximity to Rock Hill School District sites,
along Neelys Creek Road, and near the Pinetuck golf course.

Implementation Tools

Rec. #19 - All zoning and planning tools available to the County, including, but not limited to,
moratoria, overlays with enhanced zoning regulations, limited rezoning approvals, and the pending
ordinance doctrine, are to be pursued by the County in order to implement the overall
recommendations within the Plan and safeguard, limit, and/or restrict Warehouse and Distribution
operations and other similar uses that are found by the County to generate heavy truck operations
adversely impacting existing roads and infrastructure.

Figure 12

Concept Master Plan for Pigeon Point Park, Beaufort, SC – Wood Partners, Inc.
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