YORK )}

FORWARD

moving york county forward...together

STATE OF THE COUNTY

April, 2015



CONTENTS

INTRODUCGTION ...ttt et e et e e et e e e e e e e e e et e e e et e e e e e et e e e e et e e e e esa e e eesa e e eeeannnes 1
S (1[0 Y A (=T T 1
PlANNING PIOCESS .. ...ttt ettt et e e et et e et et e ettt e e ean 2
About this State 0f the COUNLY REPOM ... ....iuiiit e et e et e et e et e en e aaaaes 3

POPULATION ... e e et ettt et e e et e ettt e e it e e e 4
Historical YOrk CouNnty POPUIRLION. ... ....cuuieie e e e e e et e e e e e eaaeens 4
Regional Population HiStory and ProjECTIONS ........cuuuiieiiii e e e e e e ees 4
Population Trends DY LOCAIILY ......cvuiiiiei e e e e e e e e e e e e et e e e eaeens 5
Population by RaCe and ELNNICIY .........c.uiuii et e e e e e e eaaens 7
(@00 010 010K a0 == 1 8
Urban and Rural POpulation COMPAIISON. .........iue ettt e e e e e e e s e e e et e e e aneeaneees 9
Population by Household COMPOSIEION .........itiie et e e eanas 10
(o] o101 = o T oY 2o = 10
EdUuCatioNal ATLAINMENT. ... ..ttt et et et et et e et e e e et e et e et e et e e e e e anas 11
HOUSENOIA INCOMIE ... ettt ettt et et e e r et e e e e e e anns 12
Poverty throughoUut the REGION. ... ....ui e 12

ECONOMIC DEVELOPMENT ...ttt e e e e e et e e et a e e e e e e e e eaenns 15
Background @nd CONTEXT. ... ...uiin ittt e et et e e et e e e et e e e e e 15
NALIONAI / IMBCTO TIEIMAS ...ttt ettt et ettt et ettt et et e e e e e s 16
Carolinas & Charlotte MEtrO TIENUS . ... ... ettt e e e en e anas 17
(0] 1 O e 10 1V (=] 0 PN 18
York County’s COMPELItiVeE AQVANTAGE .. ...ovuiiieieie e e e e ees 19
Economic Profile and CoUNTY ASSESSIMENT ... ....iuuii ettt ie et et e e et e e e e e e e e e e e e e e e e e e e anes 21
Economic Overview and Capture of the GroWtN...........ooo e 24
(@ ol 1Y = Ty (= PP PP PPTRPPTIPN 31
INAUSTIAL IMIBIKEL . ... ettt et et e e et e et e et e ettt e e e e e et e e et e eanas 32
RS =T Y =T ] PP 34
Possible Economic/Market ISSUES fOr STUY ........uieniieei e e e e e enes 35

HOWUSING. . ... et et oo e e e et e e e e e e e e e e et e e et e e e et e e e et e eeaaenas 36
[ (00 LS T a0 N 1Y = 1= 36
Indicators of Housing Opportunity and Affordability .............cooviiii i 40
RENTAI APBITMIEINES ..ttt ettt e et e et e et et et e e e e e e e et e e et e e an e anas 42
R To ] a1 oY Y o] o] o 0= o P 43

LAND USE. ... ittt ettt e ettt et et e e ettt e ettt e e e et e e e e e e e e et e e e et e e e e ananas 45
(@ T Y T PP PT PP PPPPIN 45
SUMMATY Of TrENAS & CONCEINS ... .uite ittt et e e e e e e et e e e e e e e e e e e e e r e e et e e e eneeanes 47
IS Ao T = T o ] PP 48

(6= T o IS YU oo V2P 51



(=T g To [T aTo D=V, o] o] ' = o] 52

(6= 1 o B 2 = -V o T 52
ENVIRONMENT AND NATURAL RESOURCES .............cooutiiiiiiiiiii ettt aaaanes 63
L0 0L 7= o 1 Y/ 63
(O[T 00 I (PP PPP PRI 64
Plant and ANIMal HADIAL. .........ounii e e e e e e e e et e e e e e anes 64
Threatened and ENAANQGEred SPECIES .......u.iuuiiiiiie et e e e e e et r e e e e et e enaeanaeaneeaaes 65
SOIlS AN FAIMIANG ... .o e ettt e et 65
L] o= g = (oo LU oi A o] o NPT PTUPPPPRN 67
LAV = =T =Y 01U (o= PP 68
Yol ool A = TSP 70
Y (0] 10 01T (= PPN 70
T 11 71
CULTURAL RESOURG ES ...........ouiiiiiiiiitiie ettt ettt e e et e et e et e e e et e e e et e e e e et e e e e a e e e et e e eesrn s 72
HISTONC OVBIVIEW ...ttt ettt e e et ettt e et et et e e e e e an s 72
HIStOriC SiteS and OrganiZatiONS. .. .. ....iue et e et et et e e e e e e e e e e e n et e e e eareen e e e e e eanes 72
Cultural Resource SiteS and OrQaniZALiONS .........ueu ittt e et e e e e e e anns 72
FESHIVAIS ANUEVENES ...t ettt ettt et et 73
TRAN S PO RT ATION ... ittt e ettt e ettt e et e e e et e e ee it e e e et e e e eatt e e stn e eaestnaeeesanaaeeees 76
0= 16 L1V YA TP 76
Bicycle and Pedestrian FaCIlltIES .........iuu it e e e e 80
L2 L0 | AP P PRSPPI 83
F O U= 2P PRP 86
] (T |17 = U 88
COMMUNITY FACILITIES ...ttt et e e e e e e et e e e et e e e e tta e e e et e e eeean s 89
U] PP 89
LU o] oS -1 =3 Y P 90
Parks, Recreation, Greenways & OPEN SPACE. ......cuuiiuniiniin ettt e e e e eanns 91
Educational INStitutions and FaCIlItIES . ...........iieiiii e 97
[ o] 2= T 1 TP 100

(€101 ST a 0T a1 a1 B Br= (o711 L= 100



FIGURES

LT[0 (I o T 1 o 010 2
Figure 2: York County Population and Employment % Of MEIO ..........ooeuiiiiiiiiiii e 18
Figure 3: Population and Median HouSehold INCOME...........iiuiiiiii e e e e 21
Figure 4: HOUSENOIAS DY INCOMIE. ... ceuieii et e et e et e e e e e et ae e e e aneennees 22
FIgure 5: HOUSENOIOS Y AQE ... i et e e e e e e e e e e anees 23
Figure 6: Household Growth by Age 2000-2013.........iuuiiieiiei e e e e e e e e e et e e et e et ae e aeaneenees 23
Figure 7: JObS t0 HOUSENOIAS RALO. ... ...euieiii ettt e et e et e et e a e enaees 24
Figure 8 York County Employment Growth and Capture ............ovuueiiiiii e e e e e e e 25
FIQUIE 9: YOIK COUNLY JODS ... e ittt ettt et e e et e et et e et r e et e et re et e et e eaeen e 26
Figure 10: UnNempPloyMENt RALE .. .. ..uiitiii ittt e e e e e et e e e et e et e e e et e e e e eanees 29
Figure 11: Commuting PatternNS ANnd TIMIES. ... cuu it e e et et e et r e et e et e en e et e anaaanaes 29
Figure 12: Absorption by Key Suburban Market, 2013 -3Q 2014........iiniiiiiiei e e 32
Figure 13: YOrK COUNLY HOUSING AGES ... euiiiiiieii ettt et et e et e e et et e et r et e et e et e eaae et eeanaeeaees 36
Figure 14: York County HOUSING UNITS DY TYPE .. ettt ettt e e e 36
Figure 15: New Single Family HOMES ........ouniii e e eaas 37
Figure 16: Capture of New Single Family and TOWNNOMES ..........cuuiiiiiiiiiiii e e 38
Figure 17: York County New and Resale Single Family Home Sales 2014 ...........ccooviiiiiiiiiiieii e 38
Figure 18: Distribution of Owner and Renter HOUSING COSES.......uiuuiiiiiiiei i ee e et e e e e e ene e 40
Figure 19: Home/Neighborhood Trade-OffS ........ceuiiii e e e e e e e 41
Figure 20: Potential HOUSING PreferernCES ........ivii e 42
Figure 21: EXIStiNg Land USE Graph...... ...ttt et et ettt e e e et et e e en e 49
Figure 22: Adopted Future Land USE (2004) .......ceuueeeei et e e e e e e e e e et e e e e aneenaes 53
Figure 23: Existing Land Use by SCROOI DISTICT ......cvuuiiiei et e e e 57
Figure 24: Mean Temperature RanNge 1981 - 2010 .. .. cuuiiuneiuieniei et et et e e e e e r et e e e e e en e e e eaeenees 64
LT 1O (A = o T 1= o) o P 64
Figure 26: Land in Fams, 2012 By Land USE..........cuuiiiniiiieii et e et e e e e et e e e eaees 67
Figure 27: Wood Production iN YOK COUNY .......ceuuieeeiee et et e e et e e e e e e et e et se e e e aneenees 68
Figure 28: Percent Hanested TimMEr ... ......iuei e et et e e e e et e et e e e aaaees 68

Figure 29: York County Access Annual RIAErSiP.......oo.uiiiiiii e e e e e 84


file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT.docx%23_Toc412810331
file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT.docx%23_Toc412810344
file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT.docx%23_Toc412810345

TABLES

QLI Lo Lo A o 5y o (o o o1 =14 o PP 4
Table 2: Regional Historical POPUIAtion GIOWEN....... ... e e e et e e 5
Table 3: Regional Population Projections and GIOWLN. ............iun i 5
Table 4: Population TreNdS By VICINITY ... e e e e e e e e e e e e e e e e e e en e anes 6
Table 5: York County RaCE and ELNNICITY ... ..uiuiiiei e e et e e e e e e eanns 7
JLIE= Lo L= @ g 4T 1T J = =T L 8
Table 7: Urban and Rural POPUIation GrOWEN...... ... e et e e 9
=T o] (=TS o To 10 Y =Y T [o I @' aT oo S e ) o P 10
Table O: POPUIATION Y AG . .. it e e e e e et a e aa e 11
Table 10: EAUCAHONAL ATLBINMIEIL ... ...ttt e et e ettt e e it e e et e e et e e et e e an e e et e e et e e et e e et eeeens 11
Table 11: Median HOUSENOIA INCOME .......uiii ettt 12
Table 12: RegIONAI POVEITY RALES. .. .. .cu ittt ettt et et et et e et e et e et r et e eaae et e et e eaeen e 12
Table 13: Poverty DY SCHOOI DISIFICE. .. ...ttt e e e et e e et e e e e e e e e e et e e et rean e e e aean e e eeaneenees 13
Table 14: Free and Reduced Lunches DY SChOOI DISECT. .........iuuii e e e e 14
Table 15: South and North Carolina Tax Rates (source: Charlotte Regional Partnership) .........ccoveeeviiiiiieiiiiiiiieens 20
BI= o] Lo G o o o (U] S 1= () 26
Table 17: Top 10 NON-GOVErMMENt EMPIOYEIS ....vuiieii et e e e et e et e e e e et e e e e e e e ee e aneeen 27
Table 18: Companies LOCAtNG O YOIK COUMLY ....v.uuiuniieieei et e e e e e e e et e e r e e e e e e e e e e e e eaeeneeen 27
Table 19: OffiCe SPACE DY COUNLY. ....iuiiii ittt et e e e e e e e e e e e e e e e et e et nen e ennenaees 31
Table 20: Number of Firms by NUumber Of EMPIOYEES ......vviiii et e e e e 32
Table 21: Charlotte SUDMArKEL COMPANSON ... ...ttt e ettt e et et et e et e et e et e e aeenaees 42
BIE= Lo Lo = LS oSl oY = 42
Table 23: Pending HOUSING UNITS. ... ...ttt et et et et e et et e et n e e e et ae et eeaneeanaen e 43
Table 25: YOIk County Land UsSE Y Ty DE . ... vttt e e e e e e e e e et e e e e e et e et e e e enaees 49
Table 26: Approved or Entitled HOUSING UNITS......cuuiii it e et e e e e e et e et e e enaees 52
Table 27: ZONING DISTHCE SUMIMIAIY .....uiiiie ettt et et e e e e et e e e e e e e e e e e et e et nan e ennennees 53
Table 28: Threatened and Endangered SPecies iNYOrK COUNLY ......uivuiie i e e e et e e e e e e e e eaaeanaees 65
Bz Lo] (e I I T To [ 70 Y = PP TPTUPTPTRN 66
Table 30: Farmland SOil ClasSIfICaliON. .. ... ...t et et et et et e et et e e an e eeeens 66
Table 31: 2012 List Of IMPAITEA WaLEIS. .......cun ittt et e et et e e et e et e et e e at e e e e et e et e ea e enaaes 70
Table 32: National Register LiStings iNYOrK COUNLY........uiiuiit it e e e e e e e et e e e e e aaees 74
Table 33: York County Forever CONSENEd PrOPEITIES. . .. ... e ittt et e e et e e e et et e e en e 75
Table 34: TrailsS @n0 ParkS. ... ... ettt ettt e et et e et e e e et e e aa e 94
Table 35: Municipal Parks and FaCHlILIES .........oiuiiiie it e e e e et e e e e et a e e e e ennee 97
Table 36: Private SChOOIS INYOIK COUNTY ... ..uitiie ittt e e et et e e et e et et e e e et e et e eaeen e 99


file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT-4.14.05.docx%23_Toc416868941
file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT-4.14.05.docx%23_Toc416868942
file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT-4.14.05.docx%23_Toc416868943
file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT-4.14.05.docx%23_Toc416868946
file://chfiles/projects/_2014/1014148/Docs/State%20of%20the%20County/York%20County%20State%20of%20the%20County%20DRAFT-4.14.05.docx%23_Toc416868947

MAPS

Y= T I S (Lo 1Y = P 1
Y= Vo Rzl =o] o101 = o DT ] | PPN 6
Y VoI = o] o1U 1 =10 o = (o)<t Ao PP 6
Map 4: Urbanized Areas WIthin YOIK COUMLY .. ... ..ttt ettt e e et et e e et et et et et e e et e et r e et e e e e e e ennaanaenae 9
Y= T IR oo T 0 01w €10 1. o 15
Map 6: Median House Value of Owner-Occupied HOME — 2013... ... ouiiiiiieiiie et e e eens 17
Map 7: Concentration of Median Household Income above $50,000 (2013)..........ceeeiirrriiniieeeiieiieeee e 22
Map 8: Concentration Of EMPIOYMIENL. ... ... ettt et e e e et et e e e e et e e et e et e enaeens 28
Map 9: Resident EMPIOyEr DESHNAIONS ........cuuiiteietie e e et et e e e e e e et e et e e e e et e et e e eeneenaaaneeens 30
Map 10: Major National Retailers iN Y OK COUMLY.........u.ueit it e et e e e e e e e e e e e e e et e e e ee e e eeneens 34
Map 11: Percentage of HOMES UNAEI WALET ... ...ttt ettt et e e e e eens 37
Map 12: Concentration of Home Values above $300,000 (2013) .....ccuuuuiiimuueeeii et e e e e e et e e e e e e e e eennnas 40
Map 13: Existing Land Use (Source: York County Tax Parcels (11/14)) .. .cu ettt 55
Map 14: SChOOI DISEHCES / SUBD-ATEES ... eeiiei ettt e et e e e e et e et e e e e et e e e e e e et e aneeans 56
Map 15: Land Supply (Source: Connect Our FULUIE, YOK COUNLY)......vuuiueitiieie e e e e e eens 58
Map 16: Parcel Size (Source: York County Tax Parcel Records (L11/14))......cuuiiniiiieiiieiee et e e 59
Map 17: York County Zoning Map (SOUICE: YOIK COUNLY). ... vuuieeiteie ettt e e e e e e et e e e e e e e e e e eens 60
Map 18: Zoning Overlays (SOUICE: YOTK COUIMLY ). ... iuuieeit ettt et et e et e e e e et e e e e e e e e e et e et e e e e e et eaneens 61
Map 19: Future Land Use (Source: York County Comprehensive Plan, Adopted 2004)..........cooevviiiiieiiieiieiieieeaneeen, 62
Map 20: YOIk COUNLY TOPOGIAPNY ...ttt ettt et et ettt et et e et e et e e e et e et e et e e e a e e e e e e e e e et e et eeneeens 63
1Y = o 2 I g T I 0 64
MaP 22 WALEISNEA BASINS ... ... ittt et e et ettt et e et e e et e et e e e e et e e a e e e et e ea e aas 69
Map 23: SCDOT Roads With 2013 Traffilc COUNES.......ciuuiit i e e e e e e e aneens 77
Map 24: PeNNIES fOr PrOGIESS PrOJECTS. . ...ttt ettt e e et e et e et et e e e e e et e et et e et aenaeens 79
Map 25: PrOMZEd BIKE ROULES. ... ...t e e e e e e e et e e e e aeea e e neeens 80
Map 26 SIAEWAIKS @N TFaIS. ... ...ttt e e et e et et e et e e e et e e e et e aens 82
Map 27: Urbanized Areas/Demand RESPONSE TIaANSIT. ... ....iuuieniiiitiei ettt e et e e e e e eaeens 83
Y= T 2 S TS T R = ][ 85
MaP 29: ULIITY SEIVICE ATEEBS ... ienitieit ettt ettt et ettt et et et e et e et et e et e ea e e ea e et e eneens 89
Map 30: Parks and ProteCLed LANGS..........iuuiieeiiie et et e e et e e et e e et et e e e e et e e e e e et e e eens 92
Map 31 Carolina TRFEAM T .. ... e ittt ettt e et et et e et e et e en e et e ea e e e ea e et e enaeens 96



LAND USE
OVERVIEW

York County is 695.6 square miles (445,203 acres) in area. Ofthis land area, 615 square miles (88%) is county
jurisdiction and 80.7 square miles (12%) is located in municipalities and the Catawba Indian Nation. The County is
bounded by the North Carolina state line to the north, the Chester County, SC county line to the south, Sugar Creek and
the Catawba River to the East and the Broad River to the west.

Land use and land cover trends in York County are a product of the County’s agricultural historic, historic settlement
patterns, transportation infrastructure, the growth of the Charlotte metropolitan area and other market trends. Land useis
defined by the activities that take place on a given piece of land, and the structures and infrastructure that are present to
enable those activities. Land use varies in intensity, ranging from forests and open space to farming, and to more
intensive uses such as commercial and industrial land uses.

In general the eastern half of the County is more developed than the western half. 1-77 and US 21 enter the County in the
northeast corner and pass Fort Mill and Tega Cay, cross the Catawba River and travel through the east side of the city of
Rock Hill. These highways provide a direct link to Charlotte, North Carolina and Columbia, South Carolina. Residential
growth has been fueled by access to jobs within York County, with concentrations in Rock Hill and Fort Mill, as well as job
centers across the County line in Lancaster County and those in Ballantyne, Pineville, the Charlotte Douglas Airport Area
and Downtown Charlotte in Mecklenburg County. This residential growth has led to growth in commercial uses and office
and institutional uses that support senices such as healthcare and schools.

US 321 connects the towns of Clover, York and McConnells with Gastonia, North Carolina to the north and Chester,
South Carolina to the south. Areas east of US 321 are experiencing increasing growth pres sure, whereas areas west of
US 321 are more rural in nature and include the towns of Smyrna and Sharon, many large tracts managed for timber, and
the largest public land holdings in the County (including Kings Mountain State Park, Kings Mountain National Military Park
and Worth Mountain Wildlife Management Area).

Previous Planning Efforts

In the 2025 York County Comprehensive Plan, adopted in 2004, included a land use element which analyzed factors for
change and growth projections to dewelop alternative growth scenarios. In response to the scenarios a number of policies
and strategic initiatives were developed to accomplish economic development, environmental, land use and transportation
goals. The cornerstone of these initiatives was a Future Land Use Map. This map, which the County has used to guide
dewelopment and infrastructure decisions is discussed further in the Future Land Use section later in this report.
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The 2004 Comprehensive Plan included a vision of managed, balanced growth along with goals and strategies to achieve
it. Achievementsinclude:

Quality of Life:
e All four school districts were given an “Excellent” rating by the South Carolina Department of Education in 20143

Natural Resources:
e The York County Forever Commission has helped to preserve over 9,000 acres of unique York County resources
by 2014, including prime farmland, historic and cultural sites, endangered plant habitats, passive recreational
areas, river corridors and watersheds, and scenic open space.

e The Western York Scenic Byway Corridor Management Plan was completed in 2014 which serves as a guide and
identifies strategies to conserve and enhance the intrinsic qualities of the byway.

Managed/Sustainable Growth:
e The majority of growth has occurred inside the Urban Senice Area defined in the 2004 plan.

e Despite rapid population growth the number of farms and land in farms remained relatively stable between 2002
and 2012*,

Reuse:
e There has been increased investment in some of the historic downtowns in the County. Fountain Park recently
opened in Downtown Rock Hill. Also, the Tax Increment Finance (TIF) District was amended by Rock Hill to
encompass the Knowledge Park site.

Infrastructure
e $305 million in infrastructure projects has been funded through the Pennies for Progress program.

Economic Development
e Land availability: Thereis 21,571 acres that has a future land use of Light Industrial / Employment or Industrial /
Employment

e There has been increased coordination between York County Economic Development and other groups (i.e. the I-
77 Alliance) and recruiting employers

In addition to the previously adopted Comprehensive Plan and the Zoning Ordinance, the County has participatedin a

number of other planning efforts. Those planning efforts that will serve as an input to the Comprehensive Plan Update are
described below.

Dave Lyle Boulevard Extension Future Land Use Plan: This plan, adopted in November of 2011, created a future land
use plan for 8.5 square miles of land adjacent to the proposed nine-mile extension of Dave Lyle Blvd that would connect
Interstate 77 (I-77) and Highway 521 (US 521), two north/south arterials and improve access to Union County, NC. The
plan identified potential locations of clustered commercial/mixed use nodes and included a recommendation for a
residential density/intensity gradient to help preserve rural character.

Carowinds Small Area Plan: This plan, adopted in December of 2010, included a focused plan for development and
infrastructure improvements in the Exit 90 / Carowinds Boulevard areas based on stakeholder consensus, staff analysis
and a common vision for the area. Major recommendations included transportation improvements on Highway 51,
Springhill Farm Road, and at various intersections; revising a portion of the study area in the County future land use plan
from industrial to mixed use; and funding a new gateway sign through the Adopt an Interchange Program. The new
gateway sign has been completed.

3 http://ed.sc.qov/data/report-cards/2014 /index.cfm

“In 2002 there were 858 farms and 118,997 acresin farms. In 2012 there were 1,004 farms and 123,929 acres in farms. 2002 da ta from South Carolina
Agricultural Statistics 2003-2005, USDA, 2012 data from 2012 Agricultural Census, USDA
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Lake Wylie Future Land Use Plan: This plan, although never adopted, included extensive public involvement and
analysis and led to a future land use plan which identified potential future mixed use, commercial and industrial areas.
The plan also recommended design standards and limiting residential densities to protect water quality and other natural
resources.

SUMMARY OF TRENDS & CONCERNS

The pace of change in York County has been rapid. The County’s population grew by over 45% between 2000 and
2013°. With this growth comes challenges. In some areas the high quality of life that led many residents to choose York
County as a home is impacted by new growth. Traffic congestion is outpacing planned road improvements in some
areas. Infrastructure needs have increased and existing and potential future rights -of-ways needed for roads, gas and
electric transmission lines need to be protected from encroachment.

Dispersed residential development has increased the demand for shopping options and senvices and led to overcrowded
schools. Increasingly municipal and county budgets are tight due to new demand for senices and larger senice areas.
School facilities and parks and recreation programs are in high demand. New residential growth in rural parts of the
County necessitates additional investment in emergency services (police, fire, EMS). Schools, parks and emergency
senvices require up-front investment in facilities and ongoing funds for operation. For instance, county staff has estimated
that it can take 22 years or more for initial fees and annual property taxes to amount to the initial costs borne by the
County to accommodate school age children®. This only includes the up-front costs for schools and does not factor in
operation and maintenance costs or costs for additional senices (i.e. infrastructure, parks and recreation, and other
senices). This shows that residential growth alone cannot pay for a high level of senices that York County residents
have been attracted to, expect and deserve. This is evidence that there is a need to balance residential growth with non-
residential growth in the form of office, commercial and industrial development due to the fact that these forms of land use
yield a greater return on investment by providing tax revenues that exceed cost of senices.

Identifying and protecting land for non-residential uses to provide shopping destinations as well as office and industrial
employment for job creation will be an essential part of ensuring afiscally sound future. Making sure that there is adequate land
that could accommodate employment bearing land uses will be an important part of planning for the future of York County.

The Comprehensive Plan Update in 2004 included a Future Land Use plan that identified 21,571 acres as part of Light
Industrial / Employment or Industrial / Employment future land use categories. Despite this seemingly large amount of
industrial land, additional analysis reveals that only 2,255 acres of land in the County meets the following criteria:

e isvacant, undeweloped, or underutilized land’

e located on parcels greater than 40 acres

e within 5 miles of I-77

e inside county jurisdiction

e inside the urban senice area (has access to utilities)

e ina zoning district or future land use category that allows for industrial land uses

> US Census Bureau

¢ Based on New Home Growth Impact Calculator provided developed by York County staff. This calculation factors in $2,500 impact fee per new living unit
and estimates annual property tax to be $855 per new home and annual personal property tax to be $269 per person (for autos/boats). School costs based
on $29 million for Elementary, $34 million for Middle and $106 million for High School. Student generation based on 2.69 persons per household, 0.31
students per household for Elementary, 0.14 for Middle, and 0.2 for High. Students per school assumed to be 800 for Elementary and Middle and 2000 for
High.

7 Based on York County and CONNECT Our Future data
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A portion of this land is likely already included in development proposals. This leaves a limited amount of land for future
employment locations.

Many residents are also concerned about the environmental and cultural impacts of growth. Sedimentation and other
forms of water pollution generated from construction and stormwater run-off threaten to muddy the blue waters of Lake
Wylie and the Catawba River. Open space in the form of farms and forests is being converted to more intense land
uses—rparticularly residential developments. This conversion reduces tree canopy and negatively impacts aquatic wildlife
and water quality. Pre-emptive measures may be needed in order to preserve the high quality recreational opportunities
that Lake Wylie, Catawba River, Broad River, and other lakes and streams provide as well as mitigate impacts of growth
to awoid more stringent regulations that could be imposed by state or federal agencies if certain species become
endangered.

A secondary impact of lost open space is the more intangible loss of scenic cultural and natural assets that contribute to
the rural character of some parts of York County. Previous planning efforts recognized the need to protect rural character
while accommodating growth. York County’s 2025 Comprehensive Plan recommended policies that reduced
development pressure on farmland and south to encourage compatible low density development in rural areas. The
recent corridor management plan for the Western York Scenic Byway documents the agricultural, architectural, cultural,
military, and natural history and intrinsic resources that make the western part of York County so unique. Moving forward
it will be essential to identify ways to maintain a clear distinction between the more urbanized, “built up” areas of York
County, its existing rural hamlets and the farmed and forested landscapes between.

EXISTING LAND USE

Tax parcel information was combined with other datasets to develop an existing land use inventory for the County. A
table and graph detailing existing land use is included as Figure 22 below. A map showing existing land use in the County
is included at the end of this chapter as Map 13.

The majority of land in the County is vacant or in agricultural uses (219,086 acres or 49%). According to the 2012 Census of
Agriculture there were 123,929 acres of York County infarms. Of this land 35% was managed for timber. This includes many
tracts in the western part of the County. Some of these tracts cover over 2,000 acres. Other primary agricultural land uses
include pasture and cropland. Principle crops include nursery, greenhouse floriculture and sod production, hay, grains, cotton,
and fruits.

Rural residential uses make up the second largest land use behind vacant and agriculture lands. Rural residential uses
include homes and mobile homes on large parcels (typically > 10 acres). These parcels may also have an agricultural
use on part of the parcel. Single family residential uses make up about 14 percent of the land area (61,757 acres). The
majority of single family residential uses are located east of US 321. Concentrations of higher density residential uses,
marked by smaller lot subdivisions are located in older areas of Clover, York, and Rock Hill, as well as in Tega Cay, west
of Lake Wylie, and north of the Catawba River—including throughout the Fort Mill area. Areas of subdivisions with larger
lots (~1 acre) are more evenly spread throughout the County, with concentrations east and west of Rock Hill, and also in
areas between York, Clover and Lake Wylie.

Non-residential uses, including commercial, office, institutional, and industrial make up 8.9% of the land area in York
County. These uses are mainly concentrated in the municipalities and along major arterials. Only 2.5% of the land area
in the unincorporated portions of York County is utilized for non-residential uses.

Land classified as open space, which includes parks and conservation easements, makes up 6.2% of the land area (27,691
acres). Ofthis land, Kings Mountain State Park and Kings Mountain National Military Park are the largest tracts make up over
8,000 acres. Other large tracts of open space include Worth Mountain Wildlife Management Area, which is owned by York
County and managed by the South Carolina Department of Natural Resources, and the privately managed Anne Close Springs
Greenway in Fort Mill.
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Table 24: York County Land Use by Type
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Figure 22: Existing Land Use Graph
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YORK COUNTY LAND USE BY TYPE

DESCRIPTION | PARCELS ACRES
Surface Water (Lake Wylie) 4 5,763
Open Space (Parks, Easements, Ec.) 1,339 27,691
Working Farm or Lands with No Significant Structure 16,772 219,086
t::?n?nga[j:seésw}:i;hslgﬂlfe, Mobile Home or Other Improvement, 4.565 88.225
Single Family Residential 72,573 61,757
Attached Residential (Tow nhome, Apartments, etc.) 5,129 1,826
Civic/Institutional, Including Schools 411 4,538
Commercial 2,863 4,059
Office/Medical Office 643 1,120
Industrial 902 30,369
Additional Information Needed To Classify Parcel 839 5,518
Total in County 106,040 449,953
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49



Description of Sub-Areas

For the purpose of detailing issues occurring in different parts of the County, this report divides the planning area into four
sub-areas. These sub-areas coincide with school districts. The sections below describe each sub-area and summarize
issues identified thus far. A map of the sub-areas can be found at the end of this chapter as Map 14.

School District1 (York)

This is the largest sub-area and includes the towns of York, McConnells, Sharon, Hickory Grove and Smyrna and all of
the southwestern parts of the County. The Town of York was once the commercial and social center of the region and
was referred to as the “Charleston of the Upcountry” in the 1850s. It remains the County seat and the downtown has
many historic structures listed on the National Register.

The majority of residential land uses in the District are concentrated around the towns. Residential growth pressures in
this school district are the lowest in the County, but some growth is occurring north and east of York. Commercial areas
include downtown York, the York Village Shopping Center and other shopping centers east of York along S C 161, and the
Bi-Lo shopping center at the corner of Alexander Love Highway and SC 161 north of York. Major industrial uses in the
area include a few manufacturing businesses located south of York along Chester Highway and East York Industrial Park
which is located off of York Highway east of York. The largest new non-residential development in this district was the
Floyd D Johnson Tech Center and York Comprehensive High School, both of which were constructed on Alexander Love
Highway in 2010.

Outside of York, School District 1 is the most rural of the school districts. “Developed” uses (including Residential,
Commercial, Institutional, Office and Industrial) only account for 33% of the land area. The majority (65%) of the land
area is protected open space, vacant, agricultural, or timber. Distance from the Charlotte metro and limited access to
utilities has kept growth pressure low. Privately owned open space and environmental features also define this area,
including major timber operations and relatively wide floodplains along Bullock Creek and Turkey Creek. Average parcel
size in this area of the County is over 11 acres and average residential parcel size is over five acres. Pastoral and
forested views along the rural roads, along with the many historical structures and battlefields were the driving forces for
the creation of the Western York Scenic Byway.

A chart showing a detailed breakdown of existing land use in the York School District is included at the end of this chapter
as Figure 24.

School District 2 (Clover)

The Clover school districtis bordered by Gaston County to the north, Lake Wylie to the east and the Broad River and
Cherokee County, SC to the west. The Town of Clover is located in the center of the district. The unincorporated
community of Lake Wylie is located on the east side of the district. Most of the commercial development is isolated to
these two communities. Collectively commercial land uses make up 651 acres in the school district and account for 0.7%
of the land area. Major industrial land uses are the West Gate industrial park in Clover and the Catawba Nuclear Station
east of SC 274 on Lake Wylie. Industrial land uses account for 1.1% of the land area (961 acres). Residential
development from the Charlotte metro is extending down SC 274 and south from Gaston County, NC. Residential land
uses make up 28.7% of the land area, but the majority is rural residential development, which includes homes on large
tracts of land that could be subdivided further. Average parcel size in this area of the County is 4.7 acres and average
residential parcel size is 2.4 acres. Residential development types vary between areas. Smaller subdivisions with larger
lots are common in the area between Clover and Lake Wylie north and south of SC 55. Smaller single family lots (< 0.25
acres) are common inside the older parts of Clover and in the Lake Wylie area. Some apartments and townhomes have
been built along SC 49/557 and SC 274 in the Lake Wylie area.

Many of the larger, wooded tracts of land exist along Beaverdam Creek, Allison Creek and Crowders Creek, which all flow
east from US 321 to Lake Wylie. Kings Mountain State Park and Kings Mountain National Military Park are located in the
northwestern part of the school district. These two parks cover 8,000 acres. Nannys Mountain is a 100 acre park located
near the Five Points area west of Lake Wylie.
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A chart showing a detailed breakdown of existing land use in the Clover School District is included is included at the end
of this chapter as Figure 24.

School District 3 (Rock Hill)

The Rock Hill school district encompasses all of the City of Rock Hill, the Catawba Indian Nation, and all lands south of
the Catawba River. This school districtincludes the majority of the industrial areas in the County including the Waterford
Business Park, The Antrim, Marine Drive Business Park, Southway Industrial Park and the Catawba South Business
Park. Other major industrial land uses include the Rock Hill Municipal Airport (Bryant Field) and the Resolute Forest
Products paper mill in the southeastern corner of the County on the Catawba River. Collectively these land uses make up
19% of the land area (27,729 acres). Major commercial centers include the Rock Hill Galleria, the Cherry Road/US 21
corridor, Downtown Rock Hill and the new Walmart shopping center west of Rock Hill on SC 161. Interestingly though
commercial parcels account for only 1.3% of the land area (1,913 acres) they make up 10% of the taxable property value
in the school district. There are a few large institutional land uses in the Rock Hill area which include Winthrop University,
York Technical College, Piedmont Healthcare, and the Applied Technology Center.

Average parcel size in this area of the County is 2.8 acres and average residential parcel size is 1.27 acres. The majority
of smaller lot residential areas, with parcels less than 0.25 acres are located west of I-77 in Rock Hill, with some
subdivisions located in the India Hook community and in county jurisdiction west of Rock Hill along SC 274. The majority
of residential subdivisions east of I-77 and south of Dave Lyle Boulevard have larger lots, due to limited utility senvice. In
some cases underutilized industrial lands are being converted to other uses. The Riverwalk development on the Catawba
River in Rock Hill's jurisdiction is an example of this. In Riverwalk, vacant industrial lands are being converted to a mixed
use community with multiple housing types, commercial areas, a variety of recreation facilities and industrial land uses.

A chart showing a detailed breakdown of existing land use in the Rock Hill school district is included at the end of this
chapter as Figure 24.

School District 4 (Fort Mill)

The Fort Mill School District is the smallest school district. It is also located the closest to Charlotte and as a result of this
proximity, it has become the maost urbanized of the districts. Average parcel size in this area of the County is 1.4 acres
and average residential parcel size is 0.67 acres. Non-residential land uses, including commercial, industrial, office, civic
and institutional, account for 8.6% of the land area. Major commercial centers include the Tega Cay Village shopping
center at SC 160 and Gold Hill Road, the Stonecrest Center on SC 160, Gold Hill Road and Pleasant Road area, the
Carowinds area, Baxter Village, Downtown Fort Mill, and the Fort Mill Square shopping center on SC 160 east of
downtown Fort Mill. Major office and industrial areas include Lakemont Business Park, Kingsley and Bradley Industrial
Park.

Residential growth surrounds the Anne Close Springs Greenway, a 2,300 acre park which is privately owned and
operated. Due to the presence of water and sewer the majority of subdivisions include lots under 0.25 acres. There are
also a number of apartment and townhome communities in this school district. Collectively attached residential land uses
make up 511 acres (1.4% of land area) and account for nearly 7% of taxable property values.

A chart showing a detailed breakdown of existing land use in the Fort Mill School District is included at the end of this
chapter as Figure 24.

LAND SUPPLY

The County’s land supply can be defined as land that is currently not in permanently protected open space (parks or
conservation easements) and land not considered “developed” or unlikely to accommodate additional development or
redevelopment in the plan horizon. According to data provided by York County and the Connect Our Future project
approximately 70% of the County can be considered part of the land supply. A portion of this land is in agricultural uses, a
portion is vacant, and a percentage is “underdeveloped” meaning that it could accommodate additional development or is
likely to be redeveloped in the plan horizon. A map of the land supply is included at the end of this chapter as Map 15.
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PENDING DEVELOPMENT

Based on an inventory of preliminary plats for developments in the County’s jurisdiction as of January 2015 there are
2,953 lots that have received approval and have yet to be built. This does not include developments inside municipal
jurisdictions, or developments that have been proposed and have not received approval, nor does it include additional
phases of developments that have not received approval at this time. It also does not include lots that were platted but
never built because of the recession. Many of these are being filled in now. According to information provided by the City
of Rock Hill there are 2,100 units in approved, active developments within the City. Half of these are located in Riverwalk.
Additionally there are 8,300 approved or entitled housing units in Fort Milland 1,274 in Tega Cay.

Table 25: Approved or Entitled Housing Units

| | APPROVED OR ENTITLED HOUSING UNITS*

Y ork County 2,953
Rock Hill 2,100
Fort Mill 8,300
Tega Cay 1,274
Total 14,627

LAND USE PLANNING

Zoning

The York County Zoning Code includes a description of zoning districts and overlay districts that regulate the use of
property for the purposes of protecting public health, safety, and general welfare of the community. Every district has
standards that specify development density, building height and dimensional requirements.

The largest zoning district (46.5% of land area) in the County is the Agricultural Conservation District (AGC). This zoning
district is intended to protect and preserve areas under cultivation and prime agricultural soils for continued agricultural
and agriculturally oriented uses and to protect the business of agriculture. Average allowable development density for the
AGC district is one dwelling unit per ten acres. The Rural Development District (RUD) covers the second largest area
(24.7%) and is intended for low density residential development (1 DU/Acre). The Residential Conservation District (RC-
I/RC-Il) covers 10.4% of the land area and allows for medium density residential, with densities varying by utility
availability (1 DU/Acre with well and septic, 2 DU/Acre with public water or sewer, ~4 DU/Acre with public water and
sewer). Patio homes (4,000 sqft lots) are also allowed in this district. Residential Development zoning districts (RD-I/RD-
I) allow for a greater mix of housing types including single family homes, patio homes, townhomes, duplexes and
apartments.

Commercial zoning districts (Business Development districts including BD-I, BD-Il, and BD-IIl) cover a very limited land
area. The most prevalent district is the BD-Ill, general business district. Major commercial areas in the County are
usually in this district. The only exception being those that are part of Traditional Neighborhood Districts (TND) (i.e.
Baxter Village).

Industrial (ID) and Light Industrial (LI) districts account for 2.8% of the land area. Much of this land is developed, but large
tracts of land remain along I-77 (south of US 21, near the Catawba River, and near the Carowinds area), in the East York
Industrial Park, and along SC 274.

The Urban Development District (UD), Planned Development District (PD) and Traditional Neighborhood Districts (TND)
are meant to provide flexibility for infill development (UD) and master planned developments (PD and TND).

A detailed breakdown of zoning districts by category is included below. The currently adopted zoning map is shown at the
end of this chapter as Map 17.
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Additional zoning overlays include the Lake Wylie Zoning Overlay District, Lake Wylie and Catawba River Buffers, Scenic
Ovwerlay District, and the Transportation Corridor Preservation Overlay. These are shown at the end of this chapter as

Map 18.

Table 26: Zoning District Summary

ZONING DISTRICT SUMMARY

| ZONING DISTRICT CODE | ZONING DISTRICT ACRES % OF TOTAL |

Agricultural Conservation District (AGC) 169,695 46.5%
AGC-I Agricultural Conservation | District (ACG-I) 8,111 2.2%
RUD Rural Development District (RUD) 90,205 24.7%
RUD-I Rural Development | District (RUD-I) 9,984 2.7%
RC-1 Residential Conservation | District (RC-I) 27,545 7.6%
RC-I Residential Conservation Il District (RC-I) 10,345 2.8%
RD-1 Residential Development | District (RD-I) 16,142 4.4%
RD-1I Residential Development Il District (RD-II) 6,081 1.7%
BD-1 Business Development | District (BD-I) 364 0.1%
BD-I Business Development Il District (BD-II) 318 0.1%
BD-l Business Development |l District (BD-IIl) 2,001 0.5%
D Industrial Development District (ID) 8,435 2.3%
LI Light Industrial District (LI) 1,976 0.5%
ub Urban Development District (UD) 6,900 1.9%
PD Planned Development District (PD) 5,506 1.5%
TND Traditional Neighborhood District (TND) 1,061 0.3%

FutureLand Use

The purpose of a Future Land Use Map is to serve as a generalized guide for development and conservation patterns in
the County. Itis less detailed than the Zoning Map, has a longer time horizon—typically 20 years— and is meant to direct
future zoning decisions, including re-zonings. The Future Land Use Map that was adopted in 2004 as part of the 2025
York County Comprehensive Plan and has been updated as recently as 2011. This map will be updated as part of the
Comprehensive Plan Update to reflect re-zonings that have taken place since its adoption, current development trends,
and an ewolving vision for the County that will be developed during the planning process. This update, which will be
informed by input from citizens, elected officials and other stakeholders, will include adapting the future land use
categories to better represent the intended scale and mix of land uses in areas that are likely to experience change over
the next 20 years.

The currently adopted Future Land Use Map from the 2025 York County Comprehensive Plan is shown at the end of this
chapter as Map 19. The chart below details the amount of land in different Future Land Use categories.

Figure 23: Adopted Future Land Use (2004)
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FUTURE LAND USE
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Map 13: Existing Land Use (Source: York County Tax Parcels (11/14)
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Map 14: School Districts / Sub-Areas
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Figure 24: Existing Land Use by School District
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Map 15: Land Supply (Source: Connect Our Future, York County)
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Map 16: Parcel Size (Source: York County Tax Parcel Records (11/14))
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Map 17: York County Zoning Map (Source: York County)
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Map 18: Zoning Overlays (Source: York County)
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Map 19: Future Land Use (Source: York County Comprehensive Plan, Adopted 2004)
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