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SOUTHERN P INES  G ATEWAY  
SMALL  AR EA PLAN 

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 òmajor entries into town, 
including U.S. 1, Midland Road, U.S. 15/501, Pennsylvania Avenue, May Street, Morganton Road, 
Airport Road and Central Drive.ó 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 òhemmed inó 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 districtñat 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 districtõs 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 òfive pointsó 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 òback streetó 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 southñareas 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 òcentral nodeó 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. 

 



 

 6 

 

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 òdead spaceó (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. 

  


