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OVERVIEW

A small area plan is a policy guide for growth and development, desigrietbtement the long

range vision of hown area will look, feel, and function in the future. Althaugimall area plan

is not regulatory, it does establish a foundation upon which future zoning decisions can be
evaluated.This Existing Conditions Repets the stage for a small area plan for the Southern

Pines Gateway areal o encourage development and to grow themexidential tax base, the

Town of Southern Pines is working on a plan for the Southern Pines Gateway area. This planning
initiative is leing 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 propéhiaghe 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. Tlais area is
unique section of the Tottiat serve as a transition area between the Historic Downtown and the
suburban commercial stafpng U.S. 1 to the south. The Gateway dnaaa different character

from these neighboring districts, and negguaa more detailed assessment of its unique situation

The following Existing @ditions Report iatended to serve as éhinitial step in fither small area
planning for the Gateway area.



EXISTING CONDITIONS

This section describes the existing conditions found in the Southern Pines Gateway area and
highliglts several ofthe key functional elements of the study aedated to land use, zoning, and
transportationTo better understand the existing conditions in the area, this section provides a
shapshot of the Southern Pines Gateway area at the time this weggodevelopedTheSouthern
Pines ComprehendismgRangePland e f i nes gat eway corridors as omaj
includingJ.S.1, Midland Roadl).S.15/501, Pennsylvania Avenue, May Street, Morganton Road,
Airport Road and Cerdl Drive ©he Sathern Ping Gateway aea is located in southwest
Southern Pinesd covers approximately 107 acres, most of which is developed with the
exception of scattered vacant lokdowever, much of the gateway area is underutilized and
underdevelopedror the purpses of this report, tHeateway area, as seen in Figusé and 2, is
boundedby West Wisconsin Avenue to the ndfth,CSX Railroath the eastlJ.SHighway 1 to

the westand the town limits to theouth.

Figurel: Southern Pines Gateway Area/Study Area.
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West Morganton Road bisects the study aczaating 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 gatewalhargateway 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 SoutraaesEBeet and Old U.S. Highway

1. As stated in the comprehensive plan, general beautification of the area along-Qlddug of
Morganton Road (Southern downtown entrance or gateway area) could offer benefits, especially if

e b e-movigg), 0 he mmed

it helps reduce the appearane o f

relatively barren arterials.
Figure2: Southern Pines Gateway Area/Study Area.
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KEYFUNCTIONAIELEMENTS OF STUDYEAR

Barriers

There are two major barriers defining edges of the study area, which serve to separate this area
from other parts bthe 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 mes@ential 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 ofdamses within this separated area that is unique

and distinct from its surroundings.

GatewaydEntrances

The study area itself serves as a gateway into the downtown historic district, but there are two key
locations where travelers from outside Southees Riil enter into the Gateway distficat the
interchanges on US 1 at Old US 1 and Morganton Road. Ensuribgtthptivatedevelopment
investments and public infrastructure investméhésentwo key entrance locati@rs attractive

and appropriatei s absol utely critical to the Gateway
between the suburban environment of Highway 1 and the urban environment of the historic
downtown.

Central Node/FocaPoint

The o0five pointsd ar e aStreehand @dWNd cogweengd isockearlR o a d |,
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 surrouimt it. This is also the location of the Shaw House, which is a key

cultural/histodal element for the community and a defining feature of the Gateway district.

There is great opportunity for focused retail development in this central node thatgdstsres

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 westiaWest Southern Pines, Pinehurst, and the
commercial areas in the US-381 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 DowntawSouthern Pines. Two secondary thoroughfares of importance are Bennett

Street which serves as an alternate Oback street

southern extension of Broad Street south of Morganton Road, which currently has a #ead end
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 abatseveralblock area that transitions into the dowwo

central business district. This transition is currently relatively smooth, with-aceteallsrixture

of retail, office, and residential uses nearer to the north edge along Wisconsin Avenue and larger
scaled retail uses closer to Morganton Roadrgddon Roadiemarcates the current boundary
between these more urbdype uses to the north and a much more subtstydaauteoriented
development style to the salitreas south of Morganton Road currently act more as a transition
to the type of largerscale suburban development seen further south in the US 1 corridor. The
developmentofthé cent r al noded area surrounding the
ensuring that this transition betwé®snurban uses north of Morganton and therbalouuses

south of Morganton is attractive and functional.
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LAND USE

The norttnalf of the study aregbounded by Morganton Road and W Wisconsin Avenakjdes
a diverse mix of commercial, residential, and institutional uses. Surrounding the daroraercia
along Broad Street and Wisconsin Avenue are residential neighborhoods that include a mix of
detached singléamily residences, moderatiensity attached dwellings, public uses, and
institutional useNonresidential acreagécommercial, institutégdnand public) largely dominates
residential acreageThesoutlern half of the gateway areaincludes a diverse mix of commercial,
light industrial, and residentiases interspersed with an abundance of vacant properites
parcels as well a® d e a de @.g.,aucadorned surface parking lots, vacant lots, featureless
open space, and garage doors lined up along the str&tinmercial land uses include a mix of
retail and services, primarily along Southwest Broad Street and Sldlighway 1 Commercial
properties make up the largest land use category, covering nearly 74% of the gateway area.

Figured: Current Zoning, Southern Pines Gateway Area/Study Area.



