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SOUTHERN  P INES  G ATEWAY   
SMAL L  AR EA  P LAN  

EXISTING CONDITIONS REPORT 

OVERVIEW 

A small area plan is a policy guide for growth and development, designed to implement the long-
range vision of how an area will look, feel, and function in the future. Although a small area plan 
is not regulatory, it does establish a foundation upon which future zoning decisions can be 
evaluated. This Existing Conditions Report sets the stage for a small area plan for the Southern 
Pines Gateway area. To encourage development and to grow the non-residential tax base, the 
Town of Southern Pines is working on a plan for the Southern Pines Gateway area. This planning 
initiative is being led by the Planning & Inspections Department. The study will consider current 
transportation conditions, define future land uses, and offer solutions for the existing development 
patterns. The ultimate goal is to encourage reinvestment in properties within the study area. The 
study will include examination of transportation access and potential future land uses, as well as 
design standards and recommendations to encourage reinvestment in properties. This area is a 
unique section of the Town that serves as a transition area between the Historic Downtown and the 
suburban commercial strip along U.S. 1 to the south.  The Gateway area has a different character 
from these neighboring districts, and requires a more detailed assessment of its unique situation.  

The following Existing Conditions Report is intended to serve as the initial step in further small area 
planning for the Gateway area.  
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EXISTING CONDITIONS 

This section describes the existing conditions found in the Southern Pines Gateway area and 
highlights several of the key functional elements of the study area related to land use, zoning, and 
transportation. To better understand the existing conditions in the area, this section provides a 
snapshot of the Southern Pines Gateway area at the time this report was developed. The Southern 
Pines Comprehensive Long-Range Plan defines gateway corridors as “major entries into town, 
including U.S. 1, Midland Road, U.S. 15/501, Pennsylvania Avenue, May Street, Morganton Road, 
Airport Road and Central Drive.” The Southern Pines Gateway area is located in southwest 
Southern Pines and covers approximately 107 acres, most of which is developed with the 
exception of scattered vacant lots. However, much of the gateway area is underutilized and 
underdeveloped. For the purposes of this report, the Gateway area, as seen in Figures 1 and 2, is 
bounded by West Wisconsin Avenue to the north, the CSX Railroad to the east, U.S. Highway 1 to 
the west, and the town limits to the south.  

  

Figure 1: Southern Pines Gateway Area/Study Area. 
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West Morganton Road bisects the study area, creating a perceptible division between the historic 
downtown and transition to the town of Aberdeen. Railroad tracks run parallel to South Broad Street, 
which presents access challenges in the eastern portion of the gateway area. The gateway area is 
adjacent to one of the major regional highways (U.S. 1), which is advantageous for the development 
potential but also adds to the access issues within the area. The area is less than two miles away 
from Downtown, which is accessible directly through Southwest Broad Street and Old U.S. Highway 
1. As stated in the comprehensive plan, general beautification of the area along Old US-1 south of 
Morganton Road (Southern downtown entrance or gateway area) could offer benefits, especially if 
it helps reduce the appearance of the Shaw House being “hemmed in” by busy (fast-moving), 
relatively barren arterials. 

  

Figure 2: Southern Pines Gateway Area/Study Area. 
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KEY FUNCTIONAL ELEMENTS OF STUDY AREA 

Barriers 
There are two major barriers defining edges of the study area, which serve to separate this area 
from other parts of the Town: US 1 and the CSX railroad.  The US 1 expressway is a hard barrier 
separating the study area from the residential areas and new development occurring to the west.  
The CSX railroad is another hard barrier between the study area and the historic residential areas 
to the east.  These barriers present challenges to connectivity with surrounding districts (with 
Morganton Road being the only connection point across them within the study area), but also 
present an opportunity to create a pattern of land uses within this separated area that is unique 
and distinct from its surroundings. 

Gateways/Entrances 
The study area itself serves as a gateway into the downtown historic district, but there are two key 
locations where travelers from outside Southern Pines will enter into the Gateway district—at the 
interchanges on US 1 at Old US 1 and Morganton Road.  Ensuring that both private development 
investments and public infrastructure investments in these two key entrance locations are attractive 
and appropriate is absolutely critical to the Gateway district’s ability to function as a bridge 
between the suburban environment of Highway 1 and the urban environment of the historic 
downtown. 

Central Node/Focal Point 
The “five points” area where Morganton Road, Broad Street, and Old US 1 converge is clearly 
the central focal point of the Gateway study area.  This is the crossing point of the two primary 
thoroughfares passing through the district, and generally has the highest intensity of retail uses 
currently surrounding it.  This is also the location of the Shaw House, which is a key 
cultural/historical element for the community and a defining feature of the Gateway district.  
There is great opportunity for focused retail development in this central node that also respects 
the scale, intensity, and design of the Shaw House and nearby historic neighborhoods. 

Circulation/Thoroughfares 
The two primary thoroughfares traveling through the district are Morganton Road and Broad 
Street/Old US 1.  Morganton Road connects westward to West Southern Pines, Pinehurst, and the 
commercial areas in the US 15-501 corridor, and eastward to a historic residential area.  Broad 
St/Old US 1 connects southward to Aberdeen and the commercial areas in the US 1 corridor, and 
northward to Downtown Southern Pines.  Two secondary thoroughfares of importance are Bennett 
Street, which serves as an alternate “back street” connection to the downtown area, and the 
southern extension of Broad Street south of Morganton Road, which currently has a dead end but 
is planned at a future date to connect with Poplar Street in Aberdeen and provide an additional 
major street connection. 

Transitions to Neighboring Districts 
To the north, the Gateway district abuts a several-block area that transitions into the downtown 
central business district.  This transition is currently relatively smooth, with a smaller-scaled mixture 
of retail, office, and residential uses nearer to the north edge along Wisconsin Avenue and larger-
scaled retail uses closer to Morganton Road.  Morganton Road demarcates the current boundary 
between these more urban-type uses to the north and a much more suburban-style auto-oriented 
development style to the south—areas south of Morganton Road currently act more as a transition 
to the type of larger-scale suburban development seen further south in the US 1 corridor.  The 
development of the “central node” area surrounding the Morganton/Broad intersection is critical in 
ensuring that this transition between the urban uses north of Morganton and the suburban uses 
south of Morganton is attractive and functional. 
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Figure 3: Key Functional Elements of the Study Area. 
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LAND USE 

The north half of the study area (bounded by Morganton Road and W Wisconsin Avenue) includes 
a diverse mix of commercial, residential, and institutional uses. Surrounding the commercial core 
along Broad Street and Wisconsin Avenue are residential neighborhoods that include a mix of 
detached single-family residences, moderate-density attached dwellings, public uses, and 
institutional uses. Non-residential acreage (commercial, institutional, and public) largely dominates 
residential acreage. The southern half of the gateway area includes a diverse mix of commercial, 
light industrial, and residential uses interspersed with an abundance of vacant properties and 
parcels, as well as “dead space” (e.g., unadorned surface parking lots, vacant lots, featureless 
open space, and garage doors lined up along the street). Commercial land uses include a mix of 
retail and services, primarily along Southwest Broad Street and Old U.S. Highway 1. Commercial 
properties make up the largest land use category, covering nearly 74% of the gateway area. 

Figure 4: Current Zoning, Southern Pines Gateway Area/Study Area. 
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Triangle J Council of Governments (TJCOG) conducted a site visit to the Southern Pines Gateway 
area on March 20, 2019. During this site visit and windshield tour, TJCOG staff noted that the 
gateway area was noticeably separated into eight sub-districts, as seen in Figure 3 below. Taking 
into considerations the study area’s location along U.S. Highway 1, Morganton Road, and Old U.S. 
1, there is significant redevelopment potential to use the land more efficiently and create denser, 
mixed-use, more pedestrian-oriented development. This condition would be consistent with the 
Town of Southern Pine’s goals to provide a more attractive, interconnected gateway between the 
Downtown and Town of Aberdeen. 

Figure 5: Southern Pines Gateway Area Sub-districts 
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RESIDENTIAL NEIGHBORHOOD 

Assets: 

 Proximity to Memorial Park 

 Largely compatible land use 
(residential), density, and scaling 

 Pedestrian-scaled massing 

 Smooth transition to nearby residential 
areas north of Wisconsin Avenue 

 

Challenges: 

 Incongruous land use of commercial 
parcel adjacent to U.S. 1 

 Adjacency of edges to U.S. 1 

 Potential for cut-through traffic to U.S. 
1 via Wisconsin 

 Pedestrian safety and crosswalk 
improvements needed  

 

 

 

PUBLIC USE 

Assets:  

 Catalytic investment by Town of 
Southern Pines (Memorial Park, 
Southern Pines Public Works, etc.) 

 Compatible land use (public use, 
institutional) and density 

 Pedestrian-scaled massing and 
sidewalks 

 Adequate parking 

 Significant open space and 
recreational opportunities, including 
Memorial Park and Boys & Girls Club 

 
Issues: 

 N/A 
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MIXED OFFICE AND RETAIL 

Assets:  

 Compatible land use with Residential 
Neighborhood and Public Use sub-
districts 

 Unique character and integrity 

 Age and condition of converted 
commercial properties (residential-to-
commercial) 

 Newer retail investments (Walgreens, 
Wells Fargo branch) 

 Proximate to major Downtown 
destinations and demand generators 

 Serves as a transition/buffer area for 
Downtown 

 
Issues: 

 Lack of code compliance, particularly in 
Bradford Village Court 

 Streets need more pedestrian-oriented 
infrastructure (sidewalks) 

 Pedestrian safety and crosswalk 
improvements needed  

 Lack of walkable block sizes 

 Lack of bicycle infrastructure 
(greenways/trails, parking facilities) 

 Retail lacks major anchors needed to 
draw people to the area; largely 
comprised of smaller, independent uses 

 Piecemeal site design; lack of 
consistency or vision from parcel to 
parcel  
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RETAIL COMMERCIAL NODE 

Assets: 

 Potential for redevelopment of vacant 
or underutilized parcels (grocery store 
site, Pony Espresso site) 

 Adjacent to Broad Street corridor, 
provides direct gateway from 
Downtown 

 Newer retail investments (The Sly Fox 
Pub) 

 Adequate parking 

 Established corridor with easy access 
into Downtown as well as area 
freeways 

 Located at primary crossroads within 
Gateway area (Broad & Morganton) 

 
Issues: 

 Large setbacks 

 Several surface and gravel parking 
lots, prominent along Broad Street and 
Morganton Road corridors 

 Several vacant buildings and lots 

 Streets need more pedestrian-oriented 
infrastructure (sidewalks) 

 Pedestrian safety and crosswalk 
improvements needed  

 Lack of walkable block sizes 

 Lack of bicycle infrastructure 
(greenways/trails, parking facilities) 

 Lack of limitations on maximum 
frontage  

 Retail lacks major anchors needed to 
draw people to the area; largely 
comprised of smaller, independent uses  
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TRANSITIONAL COMMERCIAL/MIXED USE 
CENTER 

 Assets: 

 Potential for redevelopment of vacant 
or underutilized parcels (car lot, auto 
shop, underutilized strip center) 

 Bounded by Morganton Road and 
bisected by Old U.S. Highway 1, which 
provides direct access to U.S. 1 and 
gateway to Downtown 

 Adequate parking for lower-density 
uses 

 Established corridor with easy access 
into Downtown as well as area 
freeways 

 Potential to redefine street network in 
area in conjunction with proposed 
improvements/extension on south end 
of Broad Street 

 Largest opportunity for 
transformational change within the 
Gateway study area 

 
Issues: 

 Large setbacks 

 Several surface and gravel parking 
lots, prominent along Broad Street and 
Morganton Road corridors 

 Several vacant buildings and lots 

 Aesthetics/appearance of area 

 Streets need more pedestrian-oriented 
infrastructure (sidewalks) 

 Pedestrian safety and crosswalk  
improvements needed 

 Lack of walkable block sizes 

 Lack of bicycle infrastructure 
(greenways/trails, parking facilities) 
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TRASITIONAL RESIDENTIAL 

 Assets: 

 Potential for redevelopment of vacant 
or underutilized parcels (either as 
residential or commercial/mixed use) 

 Pedestrian-scaled massing 

 Many of the vacant parcels currently 
under same ownership 

 
Issues: 

 Limited accessibility to site; several 
dead end streets cut off by U.S. 1 

 Zoned as General Business but 
currently residential land use 

 Incompatible land use with adjacent 
sub-districts (Transitional 
Commercial/Mixed Use and 
Commercial Corridor) 

 

COMMERCIAL CORRIDOR 

Assets: 

 Potential for redevelopment of vacant 
or underutilized parcels 

 Bisected by Old U.S. Highway 1, with 
direct access and gateway to 
Aberdeen 

 Newer retail investments (Hair Cottage, 
Memories in Stitches, The Avenue 
Salon) 

 Established corridor with easy access 
into Downtown and U.S. 1 suburban 
commercial corridor 

 
Issues: 

 Large setbacks 

 Several large parking lots prominent 
along road frontage 

 Several vacant buildings and lots 

 Streets need more pedestrian-oriented 
infrastructure (sidewalks) 

 Pedestrian safety and crosswalk  
improvements needed 

 Lack of landscaping, particularly near 
intersection of Old U.S. 1 and Bennett 

 Lack of walkable block sizes 

 Lack of bicycle infrastructure (greenways/trails, parking facilities) 

 Retail lacks major anchors; largely comprised of smaller, independent uses  
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LOWER DENSITY COMMERCIAL OFFICE/MIX 

 Assets: 

 Potential for redevelopment of vacant 
or underutilized parcels 

 Large vacant parcels in southeast-south 
portion of gateway area  

 Potential for mobile home park to 
transition out of residential use, which 
provides opportunity for 
redevelopment 

 Potential for South Broad Street to be 
a major corridor in the future, if 
extended to Aberdeen as shown in 
Transportation Plan 

 Adjacent to railroad, if a potential 
future user needs rail access to site 

 
Issues: 

 Hodgepodge of current land uses, 
although currently zoned General 
Business (residential, office, commercial) 

 South Broad Street currently dead-
ends, limiting access to area 

 Large setbacks 

 Several surface and gravel parking 
lots, prominent along Broad Street and 
Morganton Road corridors 

 Several vacant buildings and lots 

 Lack of walkable block sizes 

 Streets need more pedestrian-oriented 
infrastructure (sidewalks) 

 Pedestrian safety and crosswalk  
improvements needed 

 Lack of bicycle infrastructure 
(greenways/trails, parking facilities) 

 Lack of direct access to highway 
network, combined with less walkable 
environment tempers office/commercial 
opportunities 

 Office/retail lack major anchors 
needed to draw new people to the 
area; largely comprised of smaller, 
independent uses  
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EXISTING PLANS AND ZONING 

COMPREHENSIVE PLAN RECOMMENDATIONS 

The Southern Pines Comprehensive Long-Range Plan’s future land use map, which is a generalized 
guide for future land uses in the City, recommends commercial land uses for most of the gateway 
area, with residential and parks/open space land uses in areas currently zoned for those uses. As 
seen in Figure 4 below, future land use in the gateway area will be dominated by the 
“commercial” designation. 

Figure 6: Future Land Use, Southern Pines Gateway Area/Study Area. 
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The following recommendations from the Southern Pines Comprehensive Plan should be considered 
in any future planning or development efforts within the gateway corridor.  

Updating Morganton Road Corridor Overlay. Development approvals in this gateway corridor 
have modified prior visions for the corridor. The Town should review the corridor overlay district to 
ensure that it recognizes past approvals, is coordinated with NCDOT plans, and promotes 
appropriate development patterns for the undeveloped portion of the corridor. 

Facilitating Redevelopment of the Old U.S. 1 Corridor. As the southern gateway to Downtown, 
Old U.S. 1 shapes the first impressions of Southern Pines for many visitors. The corridor currently is 
very automobile oriented with limited streetscape enhancements. Given the importance of first 
impressions for tourists who contribute to the local economy, the Town should evaluate 
opportunities to enhance both the public and private realms. 

Exploring U.S. 1 Corridor to Aberdeen Redevelopment. As the State plans for improvements to 
U.S. 1, from Old U.S. 1 south through Aberdeen, the Town has the opportunity to shape the future 
of this commercial corridor. Southern Pines should coordinate planning along the corridor with 
Aberdeen along this vital commercial corridor to better manage access, enhance the streetscape 
and foster private investment in more sustainable development patterns. 

Pursuing HDO Expansion. Expanding the area applicable to historic district design standards to 
Morganton Road was suggested by several participants. This plan presents an alternative or 
supplement to the extension of the HDO – administratively applying some of the HDO guidelines 
in a Downtown Transition overlay zone. 

Addressing Old U.S. 1/South Broad Street. Several participants suggested that zoning standards 
should be used in the Old U.S. 1 corridor to create a more attractive gateway into the HDO. A 
combination of streetscaping and sign standards would have the greatest impact over the short 
term. 

DOWNTOWN NEIGHBORHOOD DEVELOPMENT PLAN CHALLENGES & RECOMMENDATIONS 

The following challenges and recommendations from the Downtown Neighborhood Development 
Plan Recommendations should be considered in any future planning or development efforts within 
the gateway corridor.  

Downtown Transition Zone. Transitions between Downtown commercial businesses and residences 
raised several concerns.  

 Historic District Guidelines. The HDO currently ends at the edges of blocks, which means 
that lots on one side of Bennett and Ashe Streets meet HDO standards and the facing lots 
do not. While there were several suggestions that the HDO be expanded. Whether the 
Town expands the district or not, zoning should reduce the abrupt edges by applying the 
historic guidelines for buildings, signs and other site development criteria to the blocks 
facing the HDO along Ashe and Bennett Streets.  

 Zoning Boundaries. While it is common practice to for zoning changes to occur along 
rear property lines, there are several locations (particularly along Bennett Street) where 
zoning changes occur along streets, so commercial and residential property are facing. 
This increases pressures for conversion of residences to business uses, as recently 
happened along Bennett Street.  

 Flex Space in Residential Structures. While there is support for allowing some residential 
structures to flex between residential and low-intensity non-residential uses, expanding the 
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commercial area raised the concern that expanding the commercial area around Broad 
Street to allow offices could create a zone with no activity in the evenings that would 
make residents less secure when walking from residential areas to Broad Street. 

Gateways to the Broad Street Corridor. There was broad consensus that the area south of the 
HDO along Broad Street and Old U.S. 1 needed additional attention. Additional concerns 
were expressed regarding the entry corridors along West Pennsylvania Avenue and North 
Broad Street/Midland Road. Suggestions included:  

 HDO Expansion. Expanding the area applicable to historic district design standards 
to Morganton Road was suggested by several participants. This plan presents an 
alternative or supplement to the extension of the HDO – administratively applying 
some of the HDO guidelines in a Downtown Transition overlay zone. Downtown 
Neighborhood Development Plan Committee Review Draft September 25, 2012 Page 

10 ‐ Old U.S. 1/South Broad Street. Several participants suggested that zoning 
standards should be used in the Old U.S. 1 corridor to create a more attractive 
gateway into the HDO. A combination of streetscaping and sign standards would 
have the greatest impact over the short term.  

ZONING 

The Southern Pines Gateway area’s existing zoning accommodates much more development 
potential than currently exists. Table 1 summarizes the authorized uses and shows the relative area 
within each zoning designation. Table 2 summarizes key bulk standards (e.g., height, setbacks, and 
minimum lot size). These standards are consistent with standards for mixed use zoning districts. Most 
of the General Business (GB) zoning is located along Old U.S. Highway 1, bounded by Morganton 
Road to the north and U.S. 1-Old U.S. Highway 1 junction to the south. The majority of Central 
Business (CB) zoning is located to the northeast of Morganton Road and U.S. 1. The Facilities Resource 
and Recreation (FRR) zoning is located to the northwest of Morganton Road, with most of it bounded 
by U.S. 1 and Southwest Broad Street. Limited Office Services (OS) zoning is located to the northwest 
of Morganton Road and U.S. 1. All of these base districts allow a mix of non-residential or mixed 
uses. The only residential base district within the gateway area is Residential Multi-Family Low 
Density (RM-2).  

Overlay Districts 

The uses allowable by the underlying zoning district shall apply, except as limited by the use 
requirements of the overlay district. The following overlay districts interact with the Southern Pines 
Gateway Area: Urban Transition Highway Corridor (HCO), Urban/Village HCO, and Downtown 
Transition Overlay Zone (DTOZ). The boundaries of these districts are shown in Figure 6 below. 

Urban Transition Highway Corridor. The Urban Transition HCO covers everything within 400 feet 
of U.S. 1 north of Morganton Road. This overlay district, which is the most stringent of those 
overlay districts within the gateway area, would only apply to the town-owned property and one 
business (Spartan Blades) at the far north end of the study area. 

Urban/Village Highway Corridor. The Urban/Village Highway Corridor Overlay District covers 
everything within 300 feet of U.S. 1 south of Morganton, as well as everything within 300 feet of 
Morganton Road that is west of Broad Street. This overlay district accounts for all of Morganton 
Road, except for the east corner of the study area near the railroad bridge.  
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Downtown Transition Overlay District. The Downtown Transition Overlay District covers all 
portions of the study area that are north of Morganton Road, except for the far northwest corner 
(the block bounded by Wisconsin, Iowa, Kensington, and the U.S. 1 service road is not included). 

Figure 7: Current Zoning Map. 
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Zoning Districts 

The Southern Pines Gateway’s existing zoning accommodates much more development than 
currently exists. Table 1 summarizes the authorized uses and shows the relative area within each 
district. The table shows the most recent general land use classification, the number of parcels in 
that classification, and the total land area in acres for each land use type. As seen in Table 1 
below, the gateway area is currently dominated by the GB zoning district, followed by FRR and 
CB; OS accounts for the least amount of acreage within the study area.  

Table 1: Existing Southern Pines Gateway Zoning 

District Name/Primary Land Uses 
No. of 
Parcels 

Area 
(acres) 

Percent of 
Neighborhood 

 Non-Residential or Mixed Use 

CB  

Central Business. A wide variety of commercial 
activities (particularly those that are 
pedestrian-oriented) in an intensive 
development pattern in the town’s central 
business district. Also allows mixed use with 
residences. 

38 20.9 19.48% 

GB 

General Business. Designed to accommodate 
highway-oriented retail, commercial service 
businesses and in some limited cases light 
manufacturing, which generally have as their 
market area the entire Town and surrounding 
area. 

104 58.2 54.28% 

FRR 
Facilities Resource and Recreation. Publicly 
owned open space and facilities and privately 
owned and manmade resource areas. 

10 22.6 21.06% 

OS 
Office and Service. Office and service uses as 
well as medium-density residential uses. Also 
allows multi-family residences.  

2 1.6 1.52% 

 Residential 

RM-2 

Residential Multi-Family Low Density. Single-
family and multi-family residences at a 
moderate-density in areas served by adequate 
public water and sewer systems. 

16 3.9 3.66% 

TOTAL  170 107.2 100% 
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Design Standards 

Table 2 summarizes key bulk standards (height, setbacks, and minimum lot size). Most of these 
standards, save for RM-2, are consistent with standards for Non-Residential or Mixed-Use zoning 
districts. Outside of the general guidance provided by existing HDO design standards, the UDO 
provides relatively little design guidance for structures other than parking, signage, and the bulk 
standards listed in Table 2. Landscaping standards apply in the commercial districts.  

Table 2: Existing Southern Pines Gateway Zoning Standards 

District 
Min. Lot Area 

(SF) 
Max. 

Density 

Min. 
Street 

Setback 
(from 
ROW) 

Min. 
Side 

Setback 

Min. 
Rear 

Setback 

Min. Lot 
Width 

Max. 
Height 

CB  No minimum 

10,000 
SF per lot 
plus 
3,600 SF 
per 
additional 
dwelling 

0 ft. 0 ft. 0 ft. -- 4 ft. 

GB 3,600 SF -- 0 ft. 0ft.  0 ft. -- -- 

FRR No minimum -- 0 ft. 0 ft. 0 ft. -- -- 

OS 
10,000 + 
3,600 per 
dwelling 

-- 35 ft. 15 ft. 15 ft. -- 45 ft. 

RM-2 
10,000 + 
6,000 per 
dwelling 

5-7 
dwellings 
per acre 

25 ft. 10 ft. 30 ft. 45 ft. 35 ft. 

Notes: 
1. Standards in table are general; many are qualified by additional provisions for specific 

uses or situations. 
2. Where the right-of-way lines are not identifiable, greater setbacks are established based 

on distance from the street centerline. 
3. Institutional structures are allowed maximum heights of 55 feet if sprinkler systems are 

provided. 
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EXISTING INFRASTRUCTURE 

STREETS & HIGHWAYS 

The Gateway area has a good existing network of streets and highways.  The district is adjacent 
to U.S. Highway 1, with primary access points at two interchanges (Old U.S. 1 and Morganton 
Road) and a secondary access point at the Wisconsin Avenue right-in/right-out intersection.  
Morganton Road and Broad Street/Old U.S. 1 provide the primary east-west and north-south 
traffic circulation through the Gateway district, with Bennett Street serving as a secondary north-
south alternative to Broad.  Most of the minor local streets in the Gateway area are part of a grid 
and provide a reasonable amount of connectivity, although some do not connect through due to 
various barriers (such as the U.S. 1 expressway and the railroad tracks). 

TRANSPORTATION PROJECTS 

There are several recent, in-progress, and planned transportation projects that will have an impact 
on the Gateway area.  

1.  The recent widening of the Morganton Road bridge over U.S. 1 and reconfiguration of the 
entrance ramps at this interchange have improved access to the Gateway area, both from points 
west via Morganton Road and from points north and south via U.S. 1.  These improvements have 
aided in traffic flow/congestion in the area and also provided a sidewalk connection across U.S. 1 
that did not previously exist.  The changes have also provided a safe alternative route for 
southbound traffic coming out of downtown Southern Pines that is trying to reach Murray Hill Road 
and does not want to navigate the left-lane merge and weave at the Old U.S. 1 interchange. 

2.  The “superstreet” project about to begin on U.S. 1 just south of the Gateway area will 
undoubtedly have an impact on traffic patterns in the area.  Part of the project will include 
changes to the ramps at Old U.S. 1 and U.S. 1 to allow a U-turn opportunity for northbound U.S. 1 
traffic.   

3.  The recently-adopted Moore County Comprehensive Transportation Plan calls for a project to 
extend South Broad Street into Aberdeen and connect it with North Poplar Street, in order to 
create a parallel route that could relieve some of the local traffic pressure currently on U.S. 1.  If 
this project is constructed in the future, it would open up opportunities for development in the South 
Broad corridor south of Morganton, which currently has a great deal of vacant and/or 
underutilized land.  This project would likely require some type of improvements at the north end 
of the connector, both to improve the existing roadway, which is substandard, and to improve the 
tie-in connection with Old U.S. 1.  Several potential concepts for how this might be accomplished 
are shown below.  These could all have an impact on potential redevelopment in the Gateway 
area. 
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Figure 8: Transportation Plan 
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SIDEWALKS 

There are relatively few existing sidewalks in the Gateway study area, only covering small 
portions of Broad Street, Morganton Road, and Bennett Street.  Sidewalks connect out of the 
Gateway district on the Morganton Road bridge over U.S. 1 and the Morganton Road bridge 
over the railroad tracks, as well as along Broad Street toward Downtown Southern Pines.  Existing 
sidewalk plans note the need for future sidewalks on Bennett Street north of Morganton Road and 
on the proposed Broad Street/Poplar Street connector south to Aberdeen.  However, even with 
these planned future sidewalks there would remain large gaps in the sidewalk network, including 
two large gaps in the Morganton Road sidewalk and no existing sidewalks located south of 
Morganton Road. 

Figure 9: Existing Sidewalks & Proposed Sidewalks in Existing Plans 
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SWOT ANALYSIS  

A SWOT analysis is a standard evaluation tool to assess strengths, weaknesses, opportunities, and 
threats. In this case, the SWOT analysis approach is being applied to the Southern Pines Gateway 
area. Strengths and weaknesses are positives and negatives of the area that are under the direct 
control of the Town. Opportunities and threats are positives and negatives that may be influenced 
by the Town but are outside of the Town’s direct control.  

STRENGTHS OPPORTUNITIES 

 

- Direct gateway into downtown historic 
district and two key locations (interchanges on 
U.S. 1 and Old U.S. 1 and Morganton Road) 
- Public investment in Memorial Park and 
Public Works complex 
- Shaw House is a key cultural and historical 
element and defining feature of Gateway 
area 
- Adequate parking for lower-density uses 
- Potential for South Broad Street to be major 
corridor in the future 
- Good existing network of streets and 
highways, most of minor local streets and part 
of a grid 
- Several recent, in-progress, and planning 
transportation projects could have a positive 
impact on the Gateway area 
- Proximate to major downtown destinations 
and demand generators 
 

 

- Relative separation of district from 
neighboring residential uses provides an 
opportunity to create a unique land use 
pattern while minimizing impacts on residents 
- Planned connections to Poplar Street in 
Aberdeen, which will provide additional major 
street connection 
- Investments in upkeep/renovation of older 
commercial buildings (e.g. recent renovation of 
Rite Aid store, potential for renovation/reuse 
of former supermarket) 
- Potential for redevelopment of vacant or 
underutilized parcels (e.g. undeveloped lots, 
parking lots, etc.) 
- Potential for coordinated development 
planning, particularly on large parcels or 
parcels under common ownership 
- Prospect of transformational change in 
Gateway area 

WEAKNESSES THREATS 
 

- Lack of connection points to neighboring 
districts; hard barriers are created by U.S. 1 
and the CSX railroad 
- Lack of pedestrian or bicycle infrastructure; 
large gaps in sidewalk network, even with 
planned future sidewalk improvements 
- Large setbacks, which are less pedestrian-
oriented or scaled; often accompanied by 
large surface parking lots that detract from 
pedestrian experience 
- Large block sizes and dead end streets in 
some areas that limit pedestrian and vehicle 
connectivity 
- Code compliance and building maintenance/ 
appearance issues in some commercial nodes 
of the Gateway area  
- Haphazard mixing of existing land uses in 
some sub-districts, particularly south of 
Morganton Road 
- Lack of cohesive vision for development of 
the Gateway area 
 

 

- Abundance of vacant properties and dead 
space in southern half of Gateway area 
- Large area of bank-owned parcels could 
present different challenges based on whether 
sold for large coordinated development 
project or small piecemeal projects on 
individual parcels 
- Current retail lacks major anchors that would 
help to draw customers to the area 
- Limited accessibility, with several dead-end 
streets 
- Several large parking lots prominent along 
road frontage throughout Gateway area 
- Lack of landscaping and placemaking 
elements 
- Without action from the Town, we should 
expect the status quo trend to continue (long-
term disinvestment in the Gateway area as 
buildings age and new development focuses in 
other parts of Town) 



 

 25 

NEXT STEPS 

The intent of this section is to identify short, mid, and long-term actions the Town could undertake to 
complete and implement a Small Area Plan for the Gateway area. This section includes a matrix 
that lists each potential action item with an appropriate timeframe for completion and responsible 
agency. Additionally, the action items are linked to the following key and cross-cutting issues 
identified below. These issues serve as the shared core drivers of these next steps and are directly 
aligned with the section Key Functional Elements of the Study Area. 
 

 Barriers – Next steps should address the connectivity challenges presented by two 
major barriers: US 1 and the CSX railroad. These barriers provide an opportunity to 
create a pattern of land uses that better link surrounding districts, while also creating 
a unique and distinct district.  

 Gateway/Entrances – Private development and public infrastructure investments 
should consider key entrance locations to create an attractive, appropriate Gateway 
district between the urban environment of the historic downtown and suburban 
environment of Highway 1. 

 Central Node/Focal Point – Next steps should consider the “five points” area as a 
crossing point of the two primary thoroughfares that pass through the district. The high 
intensity of retail uses and location of the Shaw House present an opportunity for 
focused retail development with appropriate scale, intensity, and design for adjacent 
cultural resources (Shaw House, historic neighborhoods).  

 Circulation/Thoroughfares – Mobility improvements, for both pedestrians and 
vehicles, within the Gateway area would be beneficial for those walking, biking, and 
driving throughout the study area as well as for connections to the historic downtown 
and Town of Aberdeen. Circulation and lack of access to main thoroughfares could 
present challenges and “gaps” within the Gateway area. 

 Transitions to Neighboring Districts – Morganton Road demarcates the current 
boundary between these more urban-type uses to the north and a much more 
suburban-style auto-oriented development style to the south. The development of the 
“central node” area surrounding the Morganton/Broad intersection is critical in 
ensuring that this transition between these urban and suburban uses. 
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Table 3: Potential Future Tasks/Next Steps. 

Functional Element Task Category Cost Timeframe 
Leadership 

Entities 

All 
Initiate Southern Pines 
Gateway Small Area 
Plan 

Plan Adoption $  TOSP  

All 

Finalize geometry of 
overlay district and 
prepare overlay zoning 
regulations 

Plan Adoption $  TOSP 

All 

Consider amendment of 
Comprehensive Long-
Range Plan to designate 
“Gateway Area” 

Plan Adoption $  TOSP 

All 

Pursue zoning that 
better reflects existing 
uses or future potential 
of Gateway area, 
instead of current mix of 
residential and 
commercial zoning 

Zoning $  TOSP 

All 
Explore designation of 
Gateway Area overlay 
zoning district 

Zoning $  TOSP 

All 

Adopt zoning 
regulations that provide 
appropriate transition 
from historic downtown 

Zoning $  TOSP 

All 

Consider 
appropriateness of new 
zoning category for 
district, modeled on 
Neighborhood Business 
(NB) 

Zoning $  TOSP 

All 

Permit higher density 
residential patterns, 
potentially through NB 
zoning category 

Zoning $  TOSP 

All 

Create design 
guidelines for Gateway 
Area so that 
development and 
redevelopment maintain 
character desired by 
community  

Zoning $  TOSP 

All 

Permit mixed uses with 
minimum design 
standards to promote 
consistent and 

complementary building 
form, which creates a 
sense of place and 
uniqueness compatible 
with nearby historic 
district 

Zoning $  TOSP 
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Functional Element Task Category 
Capital 

Cost 
Timeframe 

Leadership 
Entities 

All 

Consider incentives to 
assemble and 
consolidate parcels for 
redevelopment 

Zoning $$  TOSP 

All 

Encourage site assembly 
and discourage current 
obsolescence through 
targeted strategy in 
sub-districts of Gateway 
area 

Zoning $$  TOSP 

All 

Explore graduated 
density strategies that 
allows higher density on 
larger sites or 
consolidated parcels to 

encourage voluntary 
land assembly for urban 
redevelopment 

Zoning $$  TOSP 

Gateway/Entrances, 
Transitions to 
Neighboring Districts 

Reconfigure or program 
access points or 
thoroughfares to 
support land assembly 

Zoning $$$  
TOSP, 
TARPO, 
NCDOT 

Circulation/ 
Thoroughfares 

Reduce minimum 
parking requirements 
similar to those 
allowances within the 
NB zoning category 

Zoning $  TOSP 

Barriers, 
Circulation/ 
Thoroughfares 

Consider developing a 
plan for collector street 
connections to main 
thoroughfares (U.S. 1, 
Morganton Road, etc.) 

Transportation $  

TOSP, 
TARPO, 
NCDOT 

Circulation/ 
Thoroughfares 

Encourage parking to 
be oriented second to 
pedestrian environment 
within Gateway Area 

Transportation $  TOSP 

All 

Encourage responsible 
growth and mixed-use 
development in 
Gateway Area to 
create harmony 
between institutional, 
commercial, and 
residential uses 

Policy $  TOSP 

All 

Maintain infrastructure 
to quality standards to 
entice continued and 
additional development 

Public 
Improvements 

$$$  TOSP 

Circulation/ 
Thoroughfares 

Create consistent 
pedestrian network 
throughout Gateway 
Area 

Transportation $$  

TOSP, 
TARPO, 
NCDOT 
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Functional Element Task Category 
Capital 

Cost 
Timeframe 

Leadership 
Entities 

Gateway/Entrances, 
Transitions to 
Neighboring Districts 

Introduce pedestrian-
scale lighting, 
wayfinding, plantings, 
and street furniture 
along Morganton Road 
and Old U.S. 1 

Public 
Improvements 

$$$  TOSP 

Gateway/Entrances 

Fund enhanced 
streetscaping, public art, 
or community spaces 
within the small area 

Public 
Improvements 

$$$  TOSP 

Barriers, 
Circulation/ 
Thoroughfares 

Increase street 
connectivity as large 
sites redevelop 

Transportation $$  

TOSP, 
TARPO, 
NCDOT 

 


