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INTRODUCTION 

The responsibility of guiding the future use of the land 

within and beyond the present urban environment is in the realm 

of municipal government.  Planning physical development demands 

the assistance and cooperation of various individual citizens as 

well as groups of civic officials.  The solving of the problems 

of social, economic and political aspects of town development is 

and must be both a public and private coordinated effort.  Each 

municipality in the state is authorized by legislation to create 

a Planning Board.  The duty of the Board is to make careful study 

of the resources, possibilities and needs of the town, particularly 

with respect to the conditions which may be injurious to the public 

welfare, and to then make future plans for the orderly and bene- 

ficial development of the municipality. 

Southern Pines has had a plan before there was even an in- 

corporated municipality and has also had zoning for over forty 

years.  Both the plan and the zoning have been useful guidelines 

in the early orderly growth of the community.  Recently, however, 

new development had created the necessity of a more comprehensive 

land plan, if the area is to retain its physical attractiveness 

while still continuing to grow as it has in the past. 

Professional planning assistance is being provided the Town 

of Southern Pines by the State of North Carolina, Department of 

Conservation and Development, Division of Community Planning. 

The funds for the planning project are partially financed through 

a grant from the United States Department of Housing and Urban 

Development and by allocation of the local municipality. This 

method enables the Town to acquire the staff and facilities of a 

planning agency that would normally be beyond the budget capa- 

bility of a town of this size. 

The initial contract for planning assistance for the Town of 

Southern Pines is for a two year period.  The elements in this 

contract are: Base Mapping, Land Use Survey and Analysis, Popu- 

lation and Economic Study, Land Development Plan, Zoning Ordinance, 



and Subdivision Regulations,  Advisory service is provided to the 

Planning Board on a regular basis during this planning period. 

There are other desirable planning studies which should be 

undertaken after the first elements have been approved, adopted 

and put into effect. These would include Community Facilities 

Plan, Public Improvements Program, and a Community Appearance 

Study. A Capital Improvement Budget, Central Business District 

Plan, Fringe Area Study and Neighborhood Analysis would also be 

particularly useful. 

PURPOSE 

An essential element in the research of planning for any 

community is land use information.  This means the fact gathering 

and data collection of knowledge of the use or activities to which 

the land is being put at the current time.  It is also quite re- 

vealing and important to view the land use over the historical 

development of the community.  This will provide one with the 

broad perspective of time and space while depicting the trends 

and changes in the patterns of urban development over the past 

years. 

This land use data will be used by the planner and planning 

board as a basis for formulating the future long-range land de- 

velopment plan for the community.  A classification system of 

land use activities was arranged to group certain similar groups 

of land uses.  This method helps to facilitate the analysis of 

the land use data. Major land use classifications were designated 

into six categories. These are basically the residential, commer- 

cial, industrial, public, recreational, and open space. 

The base planning map of the Southern Pines Planning Area 

was drafted from aerial photographs at a scale of one inch equals 

four hundred feet.  Additional mapping information including lot 

line descriptions was obtained from many property plats and plans 

of subdivisons.  A land use survey was made by actual observation 

of each structure and every road in the total planning area. 



METHODOLOGY 

The observations of the field surveys have been corapiled, 

coded and recorded on the base map of the planning area. This use- 

ful information was then tabulated by the appropriate land use 

classification and categorized by number of acres, percentage of 

the developed land, and by the percentage of total land area. This 

was done and recorded on tables for the municipal corporate area, 

the one mile radius extraterritorial jurisdiction and the com- 

prehensive planning region. 

The land use data is analyzed both quantitatively and qual- 

itatively for evaluation to indicate the achievements and problem 

areas that exist in the community.  Although the primary purpose 

of the land use information is to provide a log of facts for the 

formulation of the land development plan, the data is also valu- 

able as a catalyst in understanding the relationships between the 

land uses and the environment of the urban development in the 

regional area. 

The Southern Pines Planning Area, for the purpose of this 

study, includes the Town of Southern Pines and the areas one 

mile beyond the present corporate limits of the municipality 

which are now predominantly urban in character or could become 

urban within the scope of this study based upon recent develop- 

ments . 

The base map depicts the physical and political features of 

the Southern Pines Planning Area.  It shows the rights-of-way, 

lot lines, water bodies, creeks and branches, town limits, town- 

ship lines, county lines, and street names and numbers.  The 

land uses were then applied to the base map for the entire area 

to provide a graphic presentation of the data.  The map includes 

the unincorporated communities of Niagara; Manly Station which 

used to be a chartered town; a portion of Pinehurst, Incorporated; 

part of the Town of Aberdeen; and a corner of Fort Bragg Military 

Reservation located beyond Moore County in Hoke County. 
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ACKGROUND 

The Town of Southern Pines is exceptional for many reasons 

but paramount among these is the fact that the community is one 

of the few examples of early town planning in this state and 

country.  Although the planned village was initially called 

Vineland, the name was later changed to Southern Pines before 

it was incorporated as a municipality. 

Moore County was settled by Scottish pioneer families 

coming to the New World in 1745.  The county was named for Col. 

Alfred Moore, a Revolutionary leader and later an Associate 

Justice of the United States Supreme Court from 1799 to 1804. 

The long leaf pine tree forests were used for turpentine 

production in nearby Manly Station.  This era was overlapped by 

a lumber boom during the first decade of the century.  Much of 

the virgin timber was cut from the Sandhill region at this time 

in its early development.   The Seaboard Air Line Railroad came 

through at this time with the lumbering and turpentine industry. 

John T. Patrick, railroad real estate agent, had heard of 

the virtues of the area.  At that time the land was barren and 

uninviting.  Patrick first came to the Sandhills in the early 

1880's.  A man of considerable foresight he purchased five 

hundred seventy acres and began implementing a Utopian concept. 

His plan envisioned an ideal gridiron village.  Each block was 

square and contained a uniform number of lots.  The parcels were 

arranged around a common interior courtyard with green pathways 

entering from each street at the center of the block.  This 

farsighted physical design provided pedestrian access and a 

natural service route. 

This lasting plan was first shown in 1883 and defined a 

total of over three thousand of these interesting building sites. 

Patrick sold his ideas to the public in an unorthodox and 

fascinating manner.  Deeds of lots in Southern Pines were exchanged 

for advertising space in northern newspapers.  Most of the streets 
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within Southern Pines were named after the New England or other 

northern states whence came the early residents. 

The first people came seeking a mild climate as compared to 

the bitter winters.  Patrick touted Southern Pines as a health 

resort and many visitors spent seasons here for rest and re- 

cuperation.  Some recovered and lived on in the area while the 

indigenous charm of the place attracted many new residents. 

Southern Pines was incorporated as a municipality in March 

of 1887 and by 1890 the town had several shops and four hotels. 

One hotel was appropriately named The Patrick after the enter- 

prising and original town planner.  The young town matured 

during the early decades of the twentieth century.  The most 

rapid early population increase and urban development occurred 

during the 1920 to 1930 period.  It was during that decade the 

urban growth pattern focused on Waymouth Heights, Knollwood 

district and the Pinedene area. 

HISTORICAL DEVELOPMENT 

The Town of Southern Pines has had an unusual history of 

development.  This has been the result of citizen involvement 

in the success of various ventures contributing to the overall 

pattern of land development.  The fortunate aspect of having a 

town plan to follow in the beginning is unquestionably one of 

the major reasons for the town's present character of a delight- 

ful environment. 

The residential development was originally concentrated in 

the vicinity of the railroad station, emerging along the tracks 

on Broad Street and radiating outward from the village center. 

Physically, this core was dependent upon railroads for transpor- 

tation linkage to New England. 

The gridiron pattern of streets were laid out quite wide 

considering they were designed for horses and not automobiles. 

Although these are still adequate in terms of width, the exces- 

sive number of intersections reduces safety by creating many 

points of possible traffic conflict. 
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The railroad passed through the draw between the present 

areas of Western Southern Pines and Weymouth Heights which are 

both located on the higher elevations.  Similarly, the highway 

bypass has followed the creek lowland parallel to the tracks and 

again between the wooded hills. 

The original town plan was effectuated as conceived except 

that the walkway system centralized park and common greens are 

no longer maintained.  Later residential developments were sited 

on more curvilinear road configuarations, existing farm trails 

and more recently the emergence of the planned residential and 

recreational projects. 

As the town grew out of the health resort village stage 

into a more self sufficient recreational and residential commu- 

nity it dispersed in several directions.  Midland Road to Pine- 

hurst and U.S. 1 south to Aberdeen gradually were developed. 

Weymouth Heights and Knollwood appeared as restricted residential 

developments with larger homes on spacious lots.  A group of 

exclusive and planned recreational developments focused around 

golf courses, horse farms, country clubs and recreational lakes 

have recently appeared.  Whispering Pines, Highland Trails, 

Warrior Woods and the Country Club of North Carolina have recently 

blossomed in the peripheral areas in a decentralized manner. 

REGIONAL SETTING 

Moore County has an area of approximately 760 square miles. 

The general physiography of the region contains aspects of both 

the Piedmont Crescent and the Coastal Plain of the State of 

North Carolina.  The Sandhills depict a rolling hilly and sandy 

soil area centered around Moore County.  In the midst of the 

Sandhills are Southern Pines, Pinehurst, Whispering Pines, and 

Aberdeen recreational resorts and urban areas. 

This famed region has no large rivers, but it has many small 

creeks.  Lakes and ponds, both natural and artificial are in 

abundance over the terrain.  The water, filtered through the sand, 
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is extraordinarily free of mineral content and its' elements 

have a favorable physical quality for drinking. 

The mid-south resort town of Southern Pines is topograph- 

ically located on the Shaw Ridge which is the highest elevation 

on the coastal plain inland from that point to the Atlantic 

Ocean.  This is the divide of the Cape Fear River Basin and the 

Lumber River drainage area which outlets in South Carolina. 

Geographically, Moore County is located near the center of 

the State of North Carolina with Southern Pines resting in the 

lower tip of this triangularly shaped political subdivision.  It 

is located about half way between New York and Florida (which is 

exceedingly beneficial as a resort center).  Another asset is 

the siting of Southern Pines as the radius point of the urban 

populating and industrially developing Piedmont Crescent. 
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I L I T Y 

A number of factors related to the natural environment 

determine the extent which land is suitable for intensive urban 

development.  Physical characteristics of the land and the 

climate have a significant influence on the pattern and type of 

urban development.  These natural determinants include the soils, 

topography, slope, landscape, drainage, water, and climate.  These 

natural phenomena must be given considerable thought in planning 

for the development of an urban environment. 

Many of the problems of urbanization and urban development 

can be avoided by giving careful attention to these character- 

istics of the physical environment before any serious policy or 

case decisions are made.  The needless waste of land, soil 

erosion, water pollution, duplicated utilities, unsightly poles 

and wires, inadequate services, unfresh air, and other undesirable 

effects of the manmade living environment can be prevented 

through the logical planning process in the use of the land 

resources . 

CLIMATE 

The climate and the development of the Southern Pines urban 

area and the Sandhills region are inextricably related.  As a 

result of the favorable climatic conditions the town and vicinity 

has flourished as a recreational resort of wide acclaim.  The air 

is mild and dry with what could well be described as an exhil- 

arating effect upon human beings.  When rain falls, it is rapidly 

absorbed in the sandy soil leaving no appreciable amounts of mud 

or humid i ty. 

The ground seldom freezes and snow falls infrequently making 

the winter season quite livable. The state established the first 

and largest of tubercolosis sanataria at McCain just ten miles 
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southeast of Southern Pines due to the healthful climate.  It is 

usually several degrees warmer in temperature in the Sandhills 

during the winter than in the immediate surrounding territory. 

Conversely, in the summer season the trees and greenery tend to 

keep it cooler and somewhat less humid. 

Weather data indicates a definite correlation between the 

mean precipitation and the mean temperature.  January is both 

the coldest month and also one of the dryest while July is the 

warmest and by far the wettest.  The mean monthly precipitation 

ranges from about 3.0 to almost 7.4.  The mean temperature goes 

from 33.2 to 90.0 in the respective months.  The prevailing wind 

direction is south from April through August, north until Decem- 

ber and southwest in the remaining months of the year. 

The United States Department of Agriculture Weather Bureau 

has compiled this climatic information over the past thirty years 

The average annual precipitation is 49.65 and the average number 

of days with some rain is 92.  The average annual maximum tem- 

perature is 73.2 while the minimum is 50.5 degrees. 

WATER 

The most important single factor that influences the develop.- 

ment of any urban region is usually the area's water resources. 

The quality  and quantity of water is necessary for human con- 

sumption, industrial uses, sanitary purposes, and recreational 

facilities.  The basic supply of water through the planning 

area comes from bodies of surface water and underground sources. 

Within and beyond the Southern Pines Planning Area there is 

an abundant supply of water for urban developmental requirements. 

Ground water is available over the entire county and wells yield- 

ing several hundred gallons per minute are easily obtained in 

the Cretaceous Age sand soils.  The United States Geological 

Survey has provided ground water analysis found to be typical 

in Moore County.  Expressed in parts per mi 1 1 ion, si 1 ica was found 
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to be 12, calcium at 3, bicarbonate is 7, chloride 4 and fluo- 

ride at about .1 while the hardness is rated as 4. 

Water is also available from springs, streams, natural lakes 

and artificial ponds in the Southern Pines region, resulting in 

supplies and the potential to meet nearly all quantitative and 

qualitative criteria for residential, commercial, industrial or 

recreational needs and development- 

DRAINAGE 

The natural environmental factor of drainage has a definite 

effect on the urban development.  The Southern Pines Planning 

Area is well drained because of the gently undulating topography 

and the sandy quality of the soils.  The urban areas and sur- 

rounding rural vicinity of the planning area are drained by 

several tributaries.  Mill Creek, McDeed's Creek, James Creek, 

Aberdeen Creek and a number of intermittant branches channel 

the surface water into the Lumber and Cape Fear Rivers.  Southern 

Pines is situated on Shaw Ridge and the north water drains into 

the Little River and eventually the Cape Fear basin while the 

south drains in the south to the Lumber River. 

Flooding and erosion may be avoided in urbanized areas by 

using the natural drainage heeding the soil characteristics and 

the topographic slope of the land.  Building roofs and expanses 

of paving in the urbanizing developments increase the amount of 

water that runs off the area.  It also reduces the area that was 

available for the water to be absorbed into the ground.  In the 

case where this becomes excessive additional protective and 

prevention   measures must be taken.  The natural drainage should 

be augmented by a system of storm sewers where this phenomena 

occurs . 

Modifications to the natural stream channels which would in- 

terfere with the normal flow of water should not be permitted. 

The encroachment of inappropriate future land development that 

inhibits the function of removing the surface water from the area 

should also be prevented. 
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TOPOGRAPHY 

The elevation varies around three to six hundred feet above 

sea level in the Southern Pines Planning Area.  The site of the 

town was originally selected for its' location on the ridge which 

divides the drainage to the north and south to different  river 

basins. The surface of the Sandhills Region is a typically gentle 

undulating system of slopes. 

The range of grade is normally between five and fifteen per- 

cent which permits residential construction throughout the area 

without extensive excavation being required.  Because of the 

undulating character there are no flooding or swamp problems. 

Erosion is evident only in cases where the natural properties of 

the grade were ignored.  The topographic characteristics of the 

Southern Pines area and surrounding vicinity combined with the 

admirable draining qualities of the native sandy soil provide an 

unexcelled base for golf greens and horse tracks. 

There is literally no sizable parcel of land that would not 

be capable of utilization for potential urban development within 

the Southern Pines Planning Area.  However, intelligent consid- 

eration should be given to any change in the natural contours in 

the course of any development or construction projects. 

SOILS 

The potential of the soils in the Southern Pines Planning 

Area has had a positive and encouraging effect on the urban 

land development in the region.  Investigation of soil capa- 

bilities should precede development and be a part of the planning 

process.  The characteristics of the soil provide information 

related to drainage and water conditions and serve as a basis 

for the choice of certain types and intensities of development. 

Geologically, the area of the Sandhills region including 

Southern Pines, Aberdeen, Pinehurst, Niagara, Vass, and Pinebluff 

is in the Pre-Triassic volvanic slate division.  This geological 

16 



SgD A 

\ *-7 /' 
\         /, 

LEGEND 

NORFOLK   SAND 

HOFFMAN   SANDY   LOAM 

WATER   a   SWAMP 

'°»f. 

"^0 

Jt 
IQ'UTHERH     PmEi 



Newark Triassic group supports virtually all of the urban de- 

velopment within Moore County.  Cameron and Robbins, are on the 

Upper Cretaceous Tuscaloosa formation. 

Moore County has around two dozen different soil sub- 

classifications and several of these exist in the Southern Pines 

Planning Area.  However, only two are predominent throughout the 

locality that would be significant for development capability 

purposes.  There are no extensive swamps that would prohibit 

suitable urban development. 

Barely noticeable in small patches adjacent to the two 

basic soils are Orangeburg Sandy Loam, Norfolk Coarse Sand and 

Kalmia Sandy Loam.  Nearly all the area is Norfolk Sand and 

Hoffman Sandy Loam excluding the water in lakes, ponds, creeks 

and branch streams. 

Norfolk Sand appears throughout the planning area and con- 

sists of gray to yellow-gray, medium loose sand, about six inches 

deep.  It is important because it covers about one half the 

surface of the planning area and a significant amount of this 

area is under cultivation.  It is underlain by a pale yellowish 

sand which extends to a depth of approximately three feet.  The 

soil occurs in nearly level to gently rolling topography.  The 

natural surface and internal drainage is considered favorable 

and highly suitable for the normal intensity of urban land de- 

ve lopment . 

Hoffman Sandy Loam is a gray surface soil varying in depth 

about an average of one foot.  The subsoil is usually a dull 

yellow to brownish-yellow sandy clay base which passes into a 

mottled yellow, pink or gray hard, or sticky sand of over three 

feet layer.  This particular category is found in all parts of 

the planning area, especially along the slopes of the many streams 

and also on some hilly ridges.  The qualities of the drainage 

characteristics are well suited for septic tanks due to the 

inherant permeability of this soil. 
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Soil characteristic information points out limitations to 

various intensities and kinds of industrial development.  Any 

extensive development project site should be treated as an in- 

dividual case and specific soil test borings taken by a competent 

engineer if there is any question regarding the physical character- 

istics of the soil and its' related ability to support septic 

tank sewage systems or various methods of construction. 

In an urbanizing area where the condition of the soil is 

unsuitable for the installation of septic tanks, a collection 

and community disposal sewage system should be required if the 

development is to be permitted.  Officials of the Moore County 

Health Department should mandatorily be consulted by the de- 

veloper and the recommendations of the county sanitarian followed 

when the use or installation of a septic tank is contemplated. 

UNDEVELOPED LAND 

Approximately 1,368 acres or 48 percent of all the land is 

undeveloped or vacant within the corporate limits of the Town of 

Southern Pines.  Over 98 percent or 1,334 acres of this amount 

is suitable for development.  The remaining 34 acres or about 

two percent is in drainage areas of creeks and unusable. 

Numerous explanations account for this large amount of 

vacant land. Land ownership policy is a significant single factor 

in deferring the use of potentially desirable land close  to 

the urban center.  In many instances this practice has been 

extremely beneficial in the long-range development of the South- 

ern Pines landscape.  Undeveloped areas have and will continue 

to provide vital public parks, nature preserves, school sites, 

recreational facilities and the pure open space of greenery. 

Golf courses and horse farms provide this beneficial green 

effect of open space but are not considered as vacant land for 

the purposes of this study.  In the Southern Pines Planning Area 

these two large land users are a definite asset to the economy 

and the physical quality of the community. 
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There are many remaining building lots within the corporate 

limits and the planning area.  These are well suited and desirable 

for development in the near future.  This is true both in terms of 

soil adaptability for foundation construction and sewage disposal 

installations.  Another factor determining anticipated land 

utilization is obviously the real estate market and the effect of 

surrounding properties or the quality of the neighborhood environ- 

ment. 



URBAN ENVIRONMENT 

There are innumerable factors which affect the image of a 

community as an urban living environment.  The natural character- 

istics such as climate, water and soil have significant influence 

in terms of the capability of the land to be used for development. 

(The intensity of the land uses and activities is basically 

proportionate to the population increase and economic develop- 

ment of the urban area.)  There are also many other intangible 

factors in the urban environment which create a personal quality 

or lack of it to every settlement of human life.  The townscape 

has many physical features which contribute or detract from the 

general character and quality of the urban environment. 

The Southern Pines Planning Area physical image has not 

just happened by mere chance.  It is the product of much visior. 

and effort on the part of many.  Indeed, the region is endowed 

with a portfolio of natural resources.  But, these are sub- 

stantially augmented by man's wisdom in the pattern of urban 

development of the town and community.  The landscape and town- 

scape have been blended with thoughtful care over the years to 

improve living conditions and provide an orderly arrangement of 

the urban and rural aspects of the community and region. 

LANDSCAPE 

The most apparent impression made by Southern Pines on 

newcomers or visitors is the natural and planted landscape 

materials native to the region.  The long leaf pine trees con- 

tinue to dominate the contemporary ecological pattern.  However, 

the thick and green oaks fill in the undergrowth covered by the 

stately pines above.  There are few hardwoods of any stature, 

and the usual ground cover in inherently the fallen brown pine 

needle . 
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The landscaping of residences is normally quite informal. 

The spring season is prolific with blooming azeleas of many 

bright hues.  The dogwoods burst forth in gay splendor, while 

the wisteria vines accent in pastel violets.  At other times of 

the year the hollies send out their red berries, magnolia trees 

with huge white flowers and the traditional pine cones fall to 

the ground. 

Summer lawns and winter rye grass yards are green in some 

cases throughout the year.  There is a beautiful contrast in 

greenery viewed from the air.  The light greens of the golf 

courses and the deeper chroma of pine needles in the fox hunt 

country and the tree farm woodlands conceal only a glimpse of 

the townscape beneath.  There are also greenhouses, nurseries 

and many gardens growing other varieties of plants in the 

Sandhill region and within Southern Pines.  These valuable 

planting materials must be considered a predominant part of the 

use of land in the development process. 

GOLF COURSES AND HORSE COUNTRY 

The outstanding asset of the entire Southern Pines and 

Pinehurst Community of the Sandhills region of the Carolinas 

is the image of the area as a foremost golf and horse resort. 

Between the two villages there are the equivilent of a dozen 

full sized and championship golf courses.  On a per capita basis 

this undoubtedly substantiates  their combined claim as a golf 

capital of the world.  In terms of the land use and green open 

spaces, two of the courses are located completely within the 

corporate limits of Southern Pines while one more is partially 

in the town and another immediately adjacent to the municipal 

line.  Pinehurst alone has a cluster of five and the newest 

course is sited between the residential areas of Southern Pines 

and Pinehurst.  Just beyond the airport is Whispering Pines with 

another golf course and one more under construction. The three 
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located within town comprise approximately one-fourth of the 

total developed land area in town. 

The horse training and fox hunting country is the predom- 

inant single land use of the one mile fringe area and beyond 

extending to the county boundary on the southeast.  This land 

use of quasi-deve 1 opment covers some ten thousand acres of long 

leaf pine tree forested rolling hillsides.  Any extensive urban 

development or heavy traffic road building has been discouraged 

by opposition from disturbing the natural environment for this 

popular recreation activity in the hinterland. 

UTILITIES 

The municipal government is the principal provider of public 

utilities in the form of water supply and sewer service.  The 

organization of community living depends upon these elementary 

functions.  Southern Pines has an existing adequate water supply 

and sewer system serving the town and some areas beyond the 

present corporate limits. 

These systems should be planned and installed as an in- 

terrelated facility.  One phase distributes the clean water 

while the other collects the polluted wastes from the various 

land uses of the community.  This municipal function of govern- 

ment and public utilities is generally provided for in response 

to existing needs but must also anticipate probable future urban 

land development in the entire planning area. 

The extent and location of public utilities affects the 

pattern and usefulness of the land.  Changes in the type of 

land use and intensity of development conversely influence the 

design of the utility systems and the level of the required 

services of the facilities. 

Water lines can be extended to serve new areas of urban 

development since the distribution system operates under pressure 

However, the installation of sewer main extensions usually pre- 

sents problems due to the gravity flow design of the network. 
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SEPTIC TANKS 

In some of the more rural areas of the Southern Pines 

Planning Area septic tank systems are used for sewage disposal. 

These should not be relied upon for permanent use if the popu- 

lation density will reach one family per acre in these subdivi- 

sions.  Residential developments of smaller than one acre lots 

where private water supply is used should also be served by 

sewage collection and disposal system. 

Where public water supply is installed conditions may per- 

mit acceptable septic tank sewage systems on smaller lots.  How- 

ever, this would depend on the topography, soil and drainage 

characteristics of the particular building sites.  In each in- 

stance where a septic tank is contemplated the County Sanitarian 

and Health Officer should be consulted and their recommendations 

followed to avoid any health and sanitation problems that would 

later be hazardous to the individuals, families and community. 

POWER 

Electricity is supplied to the Southern Pines regional 

area by the Carolina Power and Light Company.  The major elec- 

trical power transmission lines head across the landscape in a 

southwesterly direction from Sanford to between West End and 

Pinehurst.  Distribution lines divide off at that point and 

proceed to Southern Pines, Aberdeen, Manly, Niagara, Lakeview 

and Va s s . 

The utility easements existing for electrical services to 

the Southern Pines Planning Area tend to be rather low and not 

extremely demanding as a land utilization factor at the present 

time.  However, as urban development increases throughout the 

area, particularly in the industrial sector of the economy, much 

additional power service will be required.  This, in itself is 

beneficial, however, without thoughtful attention being given to 

the location and appearance of these necessary rows of towers 

25 - 



and unsightly transformer substantions , untold amounts of beau- 

tiful and valuable land can easily become unusable and undesir- 

able for future development and/or a continued pleasing living 

e nvi ronme nt• 

Tremendous strides are taking place in the technological 

innovation of underground wiring for power service, telephone 

lines and street lighting.  A momentous amount of time and effort 

is presently required to trim the pines and other trees which 

interfere with the overhead wires and wooden poles.  Eventually 

it will become economically feasible to place all these wires in 

conduit underground.  This progress serves the mutually desirable 

goal of reducing maintenance costs and uncluttering the urban 

env ironment. 

COMMUNICATIONS 

Southern Pines is served by the United Telephone Company of 

the Carolinas, as is Pinehurst, Carthage, Robbins and Vass.  The 

toll center for the various telephone exchanges and offices of 

the County are Southern Pines with connecting circuits for 

conversation traffic.  The telephone wiring is mostly strung on 

poles maintained jointly by the telephone company and the 

electric power distributor in the area.  This is done through 

ordinary utility easement arrangements and normally lacks any 

demand for land ownership.  Public telephone booths for public 

service are placed at various commercial locations and treated 

as building accessory uses.  The offices are located in the 

central business district of Southern Pines on adequate sites 

for buildings and employee parking. 

A Western Union telegram office is also located downtown 

to serve the communication needs of residents and visitors. 

Pinehurst, Aberdeen and Carthage have this facility, however, 

none are open continuously. 

The Moore County Civil Defence Agency is a vital functionin; 

and active office located in Southern Pines.  It is now head- 

quartered in the Campbell House together with the Information 
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Center.  Since there are no community fallout shelters specifi- 

cally constructed for that purpose this function shall not be 

considered as an element of the existing land use. 

RIGHTS-OF-WAY 

The street system is the principal means of circulation in 

any urban area.  These channels of transportation and their 

various related facilities are integral components of the living 

environment.  The transportation system is a large user of the 

land and serves all the land uses of the community. 

The circulation network provides a framework for land 

development and influences the structure of the urban environment 

to a great extent.  Transportation facilities and routes should 

be well located and designed efficiently to function properly. 

They must be flexible so as to serve a multitude of complex pur- 

poses.  Once in place, a transportation facility, i.e. right-of- 

way, is quite difficult to move. 

Since the street system of Southern Pines, as most other 

towns and cities, was designed and improved before the advent of 

the automobile there are some undesirable situations for modern 

traffic creating problems.  This enigma is substantially reduced 

due to the early gridiron pattern of street layout which uses a 

large amount of land. 

The condition of streets in Southern Pines and the surround- 

ing area is encouraging in general.  Most of the roads are paved 

and the sandy soils provide for good drainage of water in the 

rainy sea son . 

TRAFFIC 

The volume of vehicular traffic using the streets, roads 

and highways is a significant factor in the planning program. The 

circulation of vehicles entering, leaving and passing through 

certain points are measured by traffic counts.  The State Highway 
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Commission utilizes traffic volume counts to assist in the com- 

plicated process of thoroughfare planning.  They are made at 

varying intervals and averaged for the typical 24 hour daily 

total. 

The most recent comprehensive count made for the Southern 

Pines Planning Area and Moore County indicates the heaviest 

concentration of traffic volumes.  An estimated figure approaching 

nine thousand vehicles per day currently occurs in the vicinity 

of the intersection of U.S. 1 South and U.S. 15-501.  Other 

streets carrying a high daily average of trips are Broad Street, 

May Street, Bennett Street, Ashe Street, Morganton Road, 

Pennsylvania Avenue, Indiana Avenue and Midland Road.  These 

streets accommodate the local and regional traffic circulating 

within the town and between Southern Pines, Aberdeen, Pinehurst 

and the highway tourists passing through the Planning Area. 

A traffic origin and destination study should be made to 

provide a more sophisticated approach in the preparation of a 

detailed thoroughfare plan.  It would consider the land use, cost 

estimates, grade elevations and engineering feasibility of the 

sketch thoroughfare plan designed for the land development plan. 

RAILROAD 

The Seaboard Air Line Railroad tracks bisect the Town of 

Southern Pines through the very center of the urban development. 

In fact, much of the traffic and parking in the downtown area on 

Broad Street is located on the railroad right-of-way.  The freight 

and passenger station serving Southern Pines and Pinehurst is 

sited in the core of the central business district. 

The railroad provides a well established form of transpor- 

tation for the residents of the entire area as well as many 

tourists from the east coast.  In the early years the train was 

the major carrier of people and goods to the resort community. 

A substantial land use problem is created by the railroad 

grade crossings.  Vehicular traffic is a safety hazard at the 
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many street intersections in the central business district. Only 

one overpass is presently existing at Morganton Road on the south 

end of the t own . 

Passenger and freight service on the Seaboard permits rapid 

movement in the north and south directions.  Travelers can spend 

a mere day or night on the Silver Meteor or other daily trains 

and be in New York City or Miami, Florida or other points desired. 

The Norfolk Southern Railway and the Aberdeen and Rockfish Rail- 

road lines connect with the Seaboard in Aberdeen and the Atlantic 

Coast Line in Faye11evi 1 1 e , North Carolina. 

AIRPORT 

Commercial and private airplane travel is gaining increas- 

ingly more importance as a regular mode of transportation for the 

residents of the Southern Pines Planning Area.  Many citizens 

and visitors use the air terminal facilities both for business 

and pleasure flying.  Commercial airlines operate passenger 

planes and individuals and firms maintain light aircraft for 

their own use.  The Southern Pines-Pinehurst Airport is owned 

by Moore County and located centrally between Southern Pines, 

Aberdeen, Pinehurst, Carthage and Robbins. 

Piedmont Air Lines has daily scheduled service to Raleigh, 

Louisville, Cincinnati and Washington with flight connections 

to most other points.  At present, this service is operated from 

October through May but year round service could be available if 

sufficient traffic warranted.  Air freight and express is offered 

and maintenance hangers are also available.  Private charter 

service and storage areas are provided. 

The airport site is less than two miles directly north of 

Southern Pines and comprises about two hundred fifty acres. The 

5,000 foot runway was paved in 1961 and is capable of landing 

and supporting jet aircraft.  The shoulders are cleared and well 

graded and a project is under progress to improve taxiways. 



ZONING 

The officially adopted zoning ordinance is the legal method 

of effectuating the comprehensive plan for a community of any 

scope of urban development.  Zoning is a public and democratic 

means of achieving a desirable and orderly land use and activity 

pattern to the environment.  The provisions of a zoning ordinance 

attempt to regulate nuisances, prevent incompatible mixtures of 

land uses and safeguard the general health, safety and welfare 

of the public. 

The zoning ordinance for a community consists of a written 

and published text and a graphic map depicting the numerous 

districts and their borders.  In that state larger towns in most 

counties are permitted to zone beyond their corporate limit to 

a distance of one mile by extending a radius.  Amendments to the 

zoning are provided for in the legislative enabling laws and 

changes in zoning districts are possible through requests, re- 

commendations, approval, hearings and adoption by individuals, 

owners, planning board and the town council. 

The amount of land zoned for a particular use must be 

critically evaluated when any consideration is given to the re- 

zoning of any property.  Many other individual circumstances will 

affect wise decision on matters of zoning exceptions and variance 

cases.  Under no conditions should the comprehensive land develop- 

ment plan intentions or recommendations be ignored. 

Although Southern Pines as a Town has been zoned for over 

forty years the urban development has spead out beyond the 

present limits of the municipality and even the one mile extra- 

territorial jurisdiction.  The existing zoning districts have 

been based on the principles of strip commercial along the high- 

way.  Once this unfortunate trend has begun and even encouraged 

by permissive or status quo zoning the end product is ultimately 

a negative one in terms of compatible land uses.  The fringe area 

around the Town of Southern Pines has been fortunate to have in- 

curred as little obnoxious mixtures of land uses as it has con- 

sidering that the area beyond the corporate was zoned only in 
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the past year.  Land ownership has aided immeasurably by con- 

trolling and preventing the blight usually found in and around 

t owns . 

ANNEXATIONS 

There are many individual and interrelated economic, social, 

physical and political aspects involved in the size and shape of 

any municipality.  There are also many urban municipalities with 

corporate limits and zoning restrictions and subdivision controls 

well beyond the existing urban development.  There is a sub- 

stantial amount of duplication, overlap and vagueness in the 

jurisdiction and confusion may often exist over the multitude 

of governmental facilities and services.  An optimum would in- 

clude varying levels of town, county, state and national govern- 

mental organization enabling uniform services and an equitable 

tax structure.  This is obviously a Utopian ideal and impractical 

except in the ultimate objective of academic theory. 

There is no definite or absolute delineation made for the 

composite of school districts, water service, police protection, 

sewer lines, fire protection, voting precincts, tax collection, 

library circulation, road maintenance, land planning, beverage 

control, code enforcements, licensing laws, and court juris- 

diction.  Each seems to exist in a vacuum somewhat separate 

from its' distant but related counterpart in the design of the 

total compreh ensivness of man's living environment and community. 

The physical size of the Town of Southern Pines has in- 

creased several times and in various fashion during the past 

eighty years since it was originally incorporated as a munici- 

pality.  The largest and most significant of these extensions 

were the West Southern Pines addition in 1931 and that of Knoll- 

wood in 1954 and the earlier one in 1946.  Each of these 

augmented the area of the town by roughly one-fourth.  Along 

with the inclusion of any additional area within the corporate 

limits of thetown goes the legal responsibility of providing 
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the various municipal services to the new area on the same basis 

as those in the existing town. 

The policy of the town council of Southern Pines has 

traditionally been conservative in matters of extending the cor- 

porate limits of town.  Only in cases where the property owners 

requested annexations were areas made a part of the municipality. 

Most of the population increase and residential, commercial and 

industrial development has recently occurred beyond the present 

corporate limits. 

Any expansion of the incorporated area of town must ration- 

ally be preceded by thorough investigation and economic feasibility 

of annexation.  Logical proposed study areas must qualify by state 

legislation criteria regarding urban development.  Detailed finan- 

cial estimates of necessary capital improvements, revenue expend- 

itures, tax income, increased budget, utility connections, 

personnel resources, augmented services and public sentiment must 

be critically analyzed for any possible needed future programs. 
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Land uses are merely the activities which take place upon 

any given land.  These are categorized by a functional grouping 

into workable classifications.  In the Southern Pines Planning 

Area the appropriate uses were divided into those of residential, 

commercial, industrial, public and recreational, transportation 

and open space.  Each of these broad groups of land uses were 

utilized to collect and tabulate data with several sub areas in 

every category. 

Residential land uses included single family dwellings, 

multiple units, mobile homes and vacant houses.  The commercial 

classification encompassed retail trade, offices and professional 

uses, services, motels and hotels and vacant businesses.   The 

industrial categorizes use by manufacturing, processing, indus- 

trial services and wrecked auto yards and disposable dumping 

areas.  The public and recreational uses include schools, college, 

parks, preserves, golf courses, churches and all community 

facilities.  The transportation group cover street and highway 

rights-of-way, railroad lands, airport properties and off-street 

parking areas.  The open space area of land use is the residual 

including horse farms, agriculture, woodlands and water areas. 

There is to some extent varying degrees of overlap in the 

land use classifications and the specific uses are subject to 

constant change.  The existing land use map depicts these numerous 

land uses in a generalized graphic display.  Detailed tables show 

these by acre and percent of land area within town, the one mile 

and the planning area. 

RESIDENTIAL 

The majority of developed land within the corporate limits 

of any urban municipality is devoted to residential land uses. 

This pattern is quite apparent in the Town of Southern Pines 
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where just over one-half of the area in the town limits is 

developed.  Nearly one-half of this area is entirely devoted to 

residential uses making approximately one-fourth of all the land 

area of the incorporated municipality strictly residences of 

various types.  The residential land use category includes the 

predominent single family dwellings, whether homes or farm 

houses on an individual basis; multiple household units, such as 

apartments or rest homes; and mobile homes, either located in 

trailer courts or occupying space near an established residential 

structure or simply parked on the owner's property or even 

"squating" on other public or private land, whether the trailer 

is semi-permanent or obviously temporary, movable or immobile. 

Vacant homes and apartment units were counted in the residential 

inventory for land use purposes but subdivided land in residential 

lots and neighborhoods of differing degrees of development were 

not included in the acreages and percentages of residential 

uses in or beyond the town limits or municipal extraterritorial 

jurisdiction. 

Much of the residential development in recent years is sited 

outside the town corporate limits and even beyond the one mile 

fringe area radius.  Most of the new home construction will be 

residential neighborhoods similar to Royal Dorhach Golf Village, 

Highland Trails and Warrior Woods residential subdivisions be- 

yond the present town limits. 

COMMERCIAL 

The economic and domestic life of the community is sub- 

stantially dependent upon the business activity of the town's 

urban area and the rural environs comprising the comprehensive 

environment.  This vital function of the planning area should 

be understood as a complex of interactions and decisions which 

will have both beneficial and detrimental aspects and effects on 

the patterns of human life and the land utilization.  Past mis- 

takes in commercial enterprise  selection and location should be 

observed and avoided. 
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Within the Southern Pines corporate limits only one twenty- 

fifth of the developed land is devoted to all the commercial uses 

and activities.  Out of town in the one mile area the figure is 

still smaller and beyond this fringe in the urban and rural 

region the figures are virtually negligible.  However, this 

small proportion of the total land area is responsible for the 

vast amount of cases creating land use incompatibility.  This 

problem exists where piecemeal land strip development has been 

permitted without any direction of planning thus creating obnoxious 

mixtures and wasting valuable land. 

Urban commercial land use functions are divided into several 

overlapping but distinct classifications of activities.  There 

are those of the older established central business district or 

downtown core, office and professional with public and private 

administrative uses located within or adjacent to the downtown. 

New shopping centers with adequate off-street parking and con- 

veniently designed facilities serve a neighborhood, the commu- 

nity or a whole trade region and the highway commercial serve 

the tourist and other business and recreational aspects oriented 

to vehicular traffic. 

INDUSTRIAL 

The municipality of Southern Pines is quite exceptional in 

that it has no appreciable manufacturing within the corporate 

limits of town.  This is certainly an asset from the standpoint 

of the recreational and residential resort, but a liability in 

terms of the property tax base to the town.  The new industrial 

plants are being located adjacent to the incorporated area to 

the north of town between the divided highway bypass and the 

railroad line.  In the last decade five new industries have 

located in this triangle and each is of clean design without 

tasteless signs and well sited on at least five acres of scenic 

land with off-street parking lots for employees.  The entire 

39 - 



w < 

o   o 

</} o 
n i-ti 
1-1 l-h < H- 

H- O 

n (tl 

in Ul 

> 
I^ ro 
m 

o ►d 
(t> (B 
3 ^i 
rr 1 

> 
o 
h{ 

(tl 

O h3 
(11 (B 

3 1-1 

rr f 

> 
O 

i-i 

ro 

o ►t) 
(T) fO 

3 ^ 
rr 1 

> 
1-1 

(n 

^ T) 
(Tl m 
3 1-1 (^ 1 

> 
n 
1-1 

n> ro 
o T) 
n> (tl 

3 1-1 

r-r 1 



Sandhills region is in a transitional stage of declining farm 

population and attracting potentially desirable industry.  This 

trend can provide needed jobs, reduce unemployment, stimulate 

business, create income and broaden the previously seasonal 

economic base.  Conversely, extreme discreation must be utilized 

to prevent upsetting the delicate ballance upholding the image 

of a resort community throughout the Southern Pines Planning Area 

Constant vigilance must prevail to maintain the example of the 

civic and community leaders in attracting the highest quality of 

industrial plants.  These should be directed to the designated 

industrial park for future sites in the area zoned exclusively 

for this purpose.   The existing architectural statements in 

the "triangle" will encourage other desirable light industry and 

research oriented firms to locate in the complex without des- 

troying the recreational and retirement attractions of the commu- 

nity. 

PUBLIC AND RECREATIONAL 

The citizens of an urban area require many public and 

private facilities in addition to their basic residence as a 

place of shelter, stores for the buying and selling of goods 

and services, and farms and plants as places of employment and 

means of earning the families' livelihood    The Southern Pines 

Planning Area is in an envialbe position by having an exceptional 

amount of land devoted to the vital purposes for the welfare of 

the citizens residing in the community.  This means of measure- 

ment is a possible method on which to judge a given urban area 

as a desirable place to live. 

It is extremely difficult to specifically differentiate be- 

tween the recreational, educational, health, social, spiritual, 

services, utilitarian, communications, cultural, governmental 

and conservation land space and activities in a community which 

has a dedicated commitment to this rational objective.  As a 
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resort and retirement residential region the Sandhills and 

specifically the Southern Pines Planning Area maintains sizable 

portions of the land resources for public uses- 

There are many typical and exceptional facilities and land 

uses serving as public and private cultural and recreational 

functions in the Southern Pines Planning Area.  There are two 

grade schools, two high schools, and two parochial elementary 

schools within the town.  The adjacent communities of Pinehurst 

and Aberdeen have similar public institutions.  The new Community 

College occupies 180 acres of pine covered land north of town 

and overlooks the reservoir.  There are two hospitals, two 

community centers, two neighborhood playgrounds, two ballfields, 

two cemeteries, an impressive information center, town library, 

art gallery, regional museum, historic restoration, military 

armory, and a marvelous forest preserve located in town or 

within one mile of the corporate limits.  These public uses and 

the golf courses account for over one thousand six hundred acres 

of land and more than one-fourth of this area is within the town 

proper . 

TRANSPORTATION 

The transportation and utility systems serving an urban 

complex comprise a significant amount of land in any co mm unity. 

These functions are the necessary public and private domain for 

the circulation of people and distribution of power to the 

citizenry.  This comprehensive collection of peculiar but related 

linear land users include town and state roads and highway rights- 

of-way, which usually encompass the sidewalks if provided; the 

railroad tracks and terminal facility and the airfield together 

with all the property owned or controlled by the airport. 

Electrical power and natural gas transmission lines occupy 

additional strips of land either by ownership or easement agree- 

ments.  Telephone service and street lighting wires and poles 
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are uses with similar characteristics to the electrical distri- 

bution and are normally placed on the same overhead network if 

above ground installation is used.  The municipal operated water 

mains, sewer lines and fire hydrants are buried out of sight as 

are the gas pipelines except the water and sewer systems are 

normally confined to the urban developed area while the gas is 

linked to other communities. 

As might be expected, a sizable amount of land must be 

devoted to this system of transportation and utilitarian demands 

of the community. Within Southern Pines approximately one-sixth 

of the developed land is dedicated for streets and railroad 

tracks. 

OPEN SPACE 

The  open spaces  category of the land is classified as all 

the residual uses that are nonurban in character of the land use 

activities.  This would include vacant land, riding land, agri- 

cultural land, hunting country, and timber woodlands. Obviously, 

the largest amount of land within the overall Southern Pines 

Planning Area would be categorized in this classification of land 

use. 

The Town of Southern Pines has considerable amounts of vacant 

land within the corporate limits of the municipality.  Some of 

this territory is ideal for urban development but other portions 

have limited usefulness for any extensive use for building 

structures due to location, surroundings, dwelling densities and 

other various related factors.  The latter of these areas should 

be preserved for buffers of open space, recreational areas and 

public and conservation land uses. 

Most of the recent development in the Southern Pines Planning 

Area has occurred beyond the boundaries of the towno  This fringe 

area has the new and large residential subdivisions and industrial 

plants.  This periphery is rapidly changing in character from a 

total lack of development to the new urban environment. 
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are uses with similar characteristics to the electrical distri- 

bution and are normally placed on the same overhead network if 

above ground installation is used.  The municipal operated water 

mains, sewer lines and fire hydrants are buried out of sight as 

are the gas pipelines except the water and sewer systems are 

normally confined to the urban developed area while the gas is 

linked to other communities. 

As might be expected, a sizable amount of land must be 

devoted to this system of transportation and utilitarian demands 

of the community. Within Southern Pines approximately one-sixth 

of the developed land is dedicated for streets and railroad 

tracks. 

OPEN SPACE 

The  open spaces  category of the land is classified as all 

the residual uses that are nonurban in character of the land use 

activities.  This would include vacant land, riding land, agri- 

cultural land, hunting country, and timber woodlands. Obviously, 

the largest amount of land within the overall Southern Pines 

Planning Area would be categorized in this classification of land 

use. 

The Town of Southern Pines has considerable amounts of vacant 

land within the corporate limits of the municipality.  Some of 

this territory is ideal for urban development but other portions 

have limited usefulness for any extensive use for building 

structures due to location, surroundings, dwelling densities and 

other various related factors.  The latter of these areas should 

be preserved for buffers of open space, recreational areas and 

public and conservation land uses. 

Most of the recent development in the Southern Pines Planning 

Area has occurred beyond the boundaries of the towno  This fringe 

area has the new and large residential subdivisions and industrial 

plants.  This periphery is rapidly changing in character from a 

total lack of development to the new urban environment. 
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Land uses within the corporate limits, the one mile extra- 

territorial jurisdiction and the comprehensive planning area of 

Southern Pines have been shown by graphic presentation on the map, 

on tables in acres and percentages and verbally reveiwed in the 

text based on personal observation.  A supplementary step in the 

analysis of land use would be a comparison of the Southern Pines 

information to that of other municipalities of similar population 

in the state.  However, this should not be done to point out 

inevitable results that Southern Pines has more community facil- 

ities or recreational space than a town of similar size with an 

industrial, commercial or agricultural base.  There is a danger 

in thinking that a town is well off and ergo would not benefit 

from a studied and rational approach to land use planning for 

future development.  Simply knowing the facts and figures re- 

garding land use is not enough.  The data must then be used with 

discretion in the formulation of a practical and logical long- 

range comprehensive land development plan for the physical, 

economic and social improvement of the public and the environment 

of the community. 
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HOUSING 

The physical environment of an urban community is a product 

of the economic, social and political conditions of the past, 

present and future of the town, county, state and nation.  Housing 

is definitely one of the most influential factors determining the 

quality of life within any society.  Man and family spend more 

time in their shelter than any other single environmental activity 

in the community.  Paramount to the individual and collective 

effort to improve the order of our human settlements and role in 

civilization is the betterment of the status of housing. 

A housing appearance survey was conducted in the Southern 

Pines Planning Area during several field trips in conjunction 

with the land use inventory late in 1965.  The data obtained was 

supplemented with information compiled by the United States 

Bureau of the Census and published in the 1960 Decennial Census. 

The census figures are based on their survey which evaluated 

both the interior and exterior of each structure by personal 

observation.  However, only the incorporated area was surveyed, 

thus the results are limited in usefulness for planning purposes. 

The census is now over five years old and therefore somewhat 

obsolete. 

The 1960 Census and the 1965 survey data have been combined 

to enhance the advantages of each while at the same time re- 

ducing to the fullest possible extent the obvious shortcomings 

which are inherant in both methods. 

INVENTORY 

The pattern of this century throughout America is for 

families to remain in or move into the urban settlements.  As 

few as six percent of the national population now live on pro- 

ductive farms and this figure is still declining.  Obviously, 
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this figure is somewhat higher in this state and county where 

agriculture has and remains a primary economic industry.  How- 

ever, in the Southern Pines resort and residential community, 

a more cosmopolitan atmosphere prevails which tends to establish 

an urban quality of design more similar to the town and country 

approach of New England and Great Britain with her planned new 

towns, garden cities and greenbelt developments. 

According to the 1960 Census Bureau data of housing there 

were 1,905 housing units within the Southern Pines municipal 

limits.  A conservative projection for 1965 would indicate 

approximately two thousand units based on building permits issued 

in the past five years.  These units are further defined as 

sound, deteriorating or dilapidated and whether each structure 

contains all or some of the necessary sanitary facilities.  This 

data is statistically tabulated by enumeration district within the 

town only. 

Sound housing comprised 1,317 units and 1,200 of these had 

all plumbing while 117 lacked some or all fixtures.  Deteriora- 

ting houses totaled 292 units with 188 having necessary plumbing 

while 104 lacked at least some fixtures.  Dilapidated housing 

consisted of the remaining 296 units presumably lacking any 

installation of plumbing fixtures. 

Within the corporate limits of the Town of Southern Pines 

there is a total of approximately 1,905 residential structures 

of which about 1,262 are single family dwelling units.  The 

remaining 643 consist of various apartments, rooming houses, 

tourist homes, rest homes, lodges, and trailers.  In 1960 

approximately 280 residential structures were recorded as being 

vacant.  This figure appeared to have sufficiently diminished 

at the time the survey was done in 1965.  The total of dwellings 

is 1956 and over one-half are owner occupied. 

The 1960 census data indicated a breakdown of housing units 

built before 1940 to be 62 percent and the remaining 38 percent 

of the housing inventory constructed between 1940 and 1960.  How- 

ever, building permits issued in these past five years from 1960 
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to 1965 for residential construction would augment the later 

category to make the proportions about equal. The ratio for 

urban North Carolina is also balanced nearly equally. 

In the Southern Pines one mile zoning radius around the 

present corporate limits of the town there are approximately an 

additional 821 residential structures.  At least 799 of these are 

single family dwellings while those remaining are lodges, apart- 

ments, tourist homes and trailers, etc. 

Southern Pines and Pinehurst have attracted many wealthy 

retired people to enjoy the relaxing climate and recreational 

facilities.  Many of these families have invested large sums of 

capital in local housing by building large and well designed 

homes.  This is particularly apparent in the residential sub- 

divisions of Weymouth Heights, Knollwood Heights and Sandavis. 

New home developments which will assuredly continue this important 

trend are the Country Club of North Carolina, Highland Trails 

and Warrior Woods. 

Zoning laws, deed restrictions, self imposed controls and 

land ownership discretion have perpetuated a high standard of 

residential development in all but a few of the neighborhoods 

throughout the Southern Pines community.  The price per acre of 

desirable land for residential development curiously remains a 

substantial bargain when compared to the real estate values of 

the city.  There are literally hundreds of potential building 

sites undeveloped adjacent to golf courses, horse farms, manmade 

lakes and pine forests. 

EVALUATION 

The Census figures for 1960 indicate the median value for 

the owner occupied as estimated by the owner-resident to be the 

fair market value at that time.  Within the town limits of 

Southern Pines this was reported as $8,800 which ranked about in 

the middle of the 89 other communities ranging in population from 
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2,500 to 10,000.  This amount should also be compared to the 

state total of $8,000 and the urban areas in the state at $9,700. 

Southern Pines is obviously not a Standard Metropolitan 

Statistical Area.  However, it might be well to note that the 

median value estimates for owner occupied houses in the S.M.S.A. 

was $10,700 while those outside tallied $6,900.  Also below the 

Southern Pines municipal estimate was that of all of Moore County 

which was only $6,300 and the state rural nonfarm median was 

$6,500.  It should be emphasized that these figures are quite 

imperfect as they are merely estimates made by laymen and that 

they were taken over five years ago when real estate values were 

considerably lower than they are today. 

Another measurement of the value of housing in a given area 

is the monthly cost of rental property.  This factor is classified 

into gross and contract rental averages where gross rent includes 

some or all furniture and utility fees paid while contract rent 

amount relates to just the service of shelter.  Southern Pines 

exceeded all the other categories in both the rental fields. 

In Southern Pines the gross rent figures was $67 per month 

and in other urban areas it was $60.  The state total average 

was $55, and nonfarm rural was only $45.  Conversely, in contract 

rentals Southern Pines was $54 each month while other urban areas 

in the state with comparable populations were $42.  The figure 

for the whole state was $37 and the nonfarm rural contract 

rentals were $28.  Although these data are statistical and sub- 

ject to distortion as is any sample survey the rent figures 

appear to provide a more accurate indication of the housing in 

the town as those are actual amounts while the market valuation 

by the owners of the homes is an unsophisticated estimate in 

the majority of cases. 

It should also be stressed that many of the larger and more 

expensive dwellings in the Planning Area are outside the corporate 

limits of Southern Pines and much of this has been built within the 

past five years which would in both examples exclude it from the 



census data.  Similarly, since this was a sample it is exceed- 

ingly improbable that many of the currently rented apartments 

and guest cottages in the several hundred dollar per month on a 

season lease could have been included.  The median valuation for 

owner occupied homes estimate was a multiple choice numerical 

grouping on the questionnaire which ended at a conservative 

$25,000.  This would reduce the median, average, mean or norm by 

excluding the numerous homes within town easily valued in excess 

of one hundred thousand dollars in the current market. 



LIGHT 

In the characteristics of a housing supply of any community 

there are extreme ends of the scale.  Southern Pines has an 

abundance of delightful and expensive housing units, but it also 

has some deplorable examples of substandard dwellings.  Obviously 

there are no simple solutions to the problems of a blighted 

living environment.  The causes and cures are extremely com- 

plicated and often times vague in nature.  Poverty and ignorance 

are perhaps the worst enigma contributing to the social disorder 

of the living environment. 

The Census Bureau classifies residential structures into 

the three basic categories of sound, deteriorating and dilapi- 

dated with further description as to the provision of plumbing 

facilities.  Sound housing with all plumbing would qualify as 

standard and a decent place to live.  Other sound housing might 

lack some or all necessary plumbing fixtures and require these 

provisions.   The next quality of housing is deteriorating which 

would require either minor or major repair to upgrade it to 

sound or standard housing.  It may also demand the installation 

of those mandatory plumbing facilities to meet the codes and 

specifications for improvement.  The last and worst housing is 

described as dilapidated and beyond repair.  These dwellings 

are unfit for occupancy and should be demolished.  They are 

structurally unsound, insanitary, unsafe or overcrowded and 

usually several of these liabilities. 

CONDITIONS 

Urban America is suffering from the slum syndrome in the 

older and crowded metropolitan regions.  But, this social, 

economic and physical disease is not only limited to the cities 

and this phenomena is occurring in small towns, rural communities 
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and across the vast open spaces.  More beautiful land is wasted 

now by rural than by urban sprawl. 

In the Southern Pines Planning Area blight is evident and 

manifests through multifold and complex action and activities. 

Areas of blighted conditions are not only located in the munic- 

ipal limits of the town but within the one mile extraterritorial 

jurisdiction and beyond in the predominently rural fringe areas. 

It is not sufficient to define the vicinity of substandard housing 

to the lower economic classes or the minority ethnic group 

segregated districts. 

In the true sense of the term, slums do not exist in the 

community, but this does not mean that all the housing inventory 

is standard, that living conditions are decent for all inhabit- 

ants, that each home has adequate sanitary facilities, that yards 

are not eyesores, that there are not incompatible mixtures of 

various land uses, or that there are no obnoxious or undesirable 

activities which blight the townscape.  In fact, in spite of 

the overwhelming majority of pleasing natural and contrived en- 

vironment, there are many dilapidated structures, tasteless 

signboards, indigenous trash dumps, cases of total disregard 

for the endowed landscape and mistakes which wasted land and 

degraded the citizens chance to improve his behavioral pattern 

and enjoy the public health, safety and welfare promise. 

Areas of blighted housing and substandard residential 

neighborhoods do not absolutely have to occur although it is a 

complicated and difficult process to prevent, reduce and elimi- 

nate them in any community.  The traditional belief has been 

that these disorders in the physical habitat are caused by the 

existance of old buildings and high density living.  This is a 

complete oversimplification of the problem and avoids the 

utilization of recent sophisticated research techniques or 

thoughtful and creative concepts.  The fact that a structure was 

built a long time ago does not mean that it was poorly designed, 

unsuitable for present living or even undesirable as a place to 
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provide shelter for one's family. The other falacy popularly 

held in esteem as an undisputed fact contributing to the cause 

of slums or urban blight in residential neighborhoods is high 

population densities. Concentrations of people living in close 

proximity must be distinguished from overcrowding many persons 

or families into an inadequately sized household unit with too 

few and too small rooms and indoor and outdoor privacy. 

SYMPTOMS 

The basic causes of blight can be traced to lack of concern 

or involvement by the citizen and government in the comprehensive 

process of planning and development of the community.  The misuse 

of raw land, permissive zoning ordinances, undue leniency of the 

civic officials, unwise policy decisions, inadequate building 

codes, platting or parcels with no thought to surrounding tracts, 

irrational street and highway design and intersections, lack of 

construction inspection and enforcement, and the absence of vital 

community facilities may all be the cause of blight.  A common 

attitude among the average resident,mi sunderstood resentment and 

apathy.  contribute  to a  significant extent to the deteriora- 

tion of the housing and community living environment. 

The program of housing and community physical improvement 

can be classified into the three broad activities of conservation, 

rehabilitation and redevelopment.  Conservation provides for the 

prevention of the causes of blight and continued upkeep of 

presently standard or sound housing in the decent neighborhoods. 

Rehabilitation is concerned with the deteriorating housing which 

has been declared substandard and needs minor or major repair 

and perhaps installation of plumbing fixtures to upgrade it and 

the surrounding area.  Redevelopment by the private or public 

sector of the economy isessential for the dilapidated structures 

unfit for habitation where the cost of repair exceeds the property 

value.  All three of these principles must be utilized simulta- 

neously, proportionately and continuously to avoid the disastrous 

community cancer of blight. 
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Preventative and corrective measures can be adopted 

officially and judiciously enforced to check the initial  con- 

ception and rapid spread of this malignant growth.  There is no 

absolute panacea  to cure all existing or threatening future blight 

problems, deteriorating structures, dilapidated housing and sub- 

standard neighborhoods.  However, local codes, dedicated enforce- 

ment, ordinance adoption, wise planning, clean up, fix up, paint 

up, home improvements, plan checks, building inspections, con- 

demnation proceedings, subdivision reviews, slum clearance, public 

housing, landscape projects, humane relocation, educational pro- 

grams, recreational activities and a public commitment to the 

revita 1 ization of the community can and will ultimately shrink 

a slum in size and scope. 
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CONCLUSION 

The survey and analysis report of the Southern Pines Plan- 

ning Area uses written information and graphic presentations 

regarding the use of land.  It is an inventory of what now ex- 

ists and how it has come about.  It is not intended to be a land 

plan or substitute for one.  The land use inventory by its' 

inherent nature becomes obsolete once it is completed and there- 

fore to be of any lasting usefulness must periodically be revised 

by updating with new land uses as they appear throughout the 

communi ty. 

Land use studies reveal basic types of information of past 

errors and opportunities for future improvements in urban land 

development.  The primary land use and community developmental 

problem areas are the result of a disregard for the principles 

of sensible land planning and a concern for the best possible 

benefits for the public interest. 

FINDINGS 

The obvious and avoidable mistakes are pointed out by the 

land use map.  Dedicated streets exist with dangerous inter- 

sections and improper alignment beyond the basic gridiron pattern. 

There is a lack of a coordinated comprehensive vehicular traffic 

circulation system.  Pedestrian and vehicular traffic is con- 

gested in the central business district which needs more off- 

street parking spaces and the strip commercial and incompatible 

mixture of land uses and rapid traffic south of town creates 

serious safety hazards. 

Insufficient space for commercial expansion in the central 

business district has caused the dispersion of these activities 

and resulted in an undesirable strip business and mixture of land 

uses along the highway and wasting of valuable land and the 

ruination of a scenic entrance. 
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In several areas of the town and fringe area many examples 

of obnoxious mixed land uses are degrading the whole neighbor- 

hood and community. Some of these unfortunate cases were permitted 

prior to the zoning of the one mile extraterritorial area.  Others 

have existed for years or have sprung up recently as a result of 

permissive zoning allowing a mixture of land uses.  Many of these 

unfortunate situations could have been averted by continuous and 

emphatic buiding inspections, code enforcement and judicious 

zoning practices. 

Most of the problems of sprawl, more particularly rural 

than urban, which are exceedingly critical to the economic health 

and physical environment of the planning area of Southern Pines 

are beyond the present corporate limits and extraterritorial 

jurisdiction.  These are the situations where the town must en- 

courage the county government to plan and zone to coordinate the 

comprehensive environment of the community. 

Individual small land subdivisions have resulted in unsuit- 

able building sites and odd shaped lots with poor or no public 

access.  This wastes surrounding land and depreciates the value 

of adjacent property as well as reducing or eliminating the 

possibility of orderly and logical development of a comprehensive 

scale. 

The divided and well designed bypass has maintained its' 

purpose as a safe and efficient means of transportation in and 

through the community.  It is an asset, except for a growing number 

of distracting and tasteless signboards, which demands constant 

protection to avoid the land use mistakes that occurred south 

of t own. 

Industrial development has been encouraging in terms of 

quality and location.  New plants must be scrutinized before 

establishment and directed to the industrial park.  Favorable 

alternatives are abundant for utilities, airport, railroad and 

highway in the triangular district.  The pattern has been es- 

tablished and the land committed but the task ahead remains 
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critical in selecting and constructing any additional industrial 

useso  A discriminating policy and detailed plan should be 

drafted for the most beneficial total development of this con- 

cept. 

SUMMARY 

In spite of the mistakes of the past and the problems of the 

present, the land development trends are exceptionally encourag- 

ing in the majority of cases.  The natural resources of water, 

soil, air, drainage, landscape, climate and ecology are the 

regions precious inheritance.  Economic growth and population 

increase have been stable and the political atmosphere is conducive 

to continued orderly and planned land development.  The recrea- 

tional, cultural, health, educational and community facilities 

continue to flourish in the delightful living environment. 

Political boundaries, being what they are, tend to be some- 

what aribtrary in terms of population density, land development, 

capital improvements and economic characteristics.  Municipal 

limits and extraterritorial legal jurisdictions are necessary to 

plan for an urban area or regional environment.  The basic 

patterns of the public living activities transcend these con- 

flicting manmade but necessary lines.  The planning program for 

the comprehensive development of the entire area should be on a 

regional basis. 

Southern Pines does not have a substantial amount of critical 

land use problems at the present time^  In fact, most of the 

observations are basically quite encouraging.  However, there 

are areas of mixed land uses and incompatible activities that 

degrade the general quality of the urban and rural development 

and environment. 

The comprehensive planning program for the Southern Pines 

Planning Area will help to reduce and eliminate the existing land 

use problems and assist in the prevention of future problem areas. 
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The land development plan will suggest the arrangement of 

compatible and orderly land uses in the urban and fringe develop- 

ment areas of the future as well as preserving the amenities 

existing in the town and beyond at the present time. 

The planning program will not be a panecea for all the 

problems of the Town of Southern Pines or the Sandhills region. 

The plan offers the possibility of making the urban area a more 

desirable place to live, work and play, but such a possibility 

can become a reality only if the people desire it.  This would 

also demand public and private support in the implementation of 

the plan.  The citizens must be informed of the objectives and 

demand these goals be effectuated by individual and collective 

action. 

The planning board, town council and general citizenry must 

now formulate, adopt and effectuate a master, land development 

plan for the future orderly arrangement of land uses and activ- 

ities.  This plan will be based upon the land use survey and 

analysis of existing conditions within and beyond the town.  The 

public's attitudes, characteristics of the population and economic 

base shall also be a vital ingredient in the design of this long- 

range and flexible guide for beneficial development of the con- 

stantly changing image of the townscape^  Individual and collective 

support, both official and indigenous is manadatory to enlighten 

and commit the public in the improvement of their living condi- 

tions and physical environment by means of community planning. 
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