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TOP REAL ESTATE MARKETS FOR 2021 

1. Raleigh / Durham, NC
2. Austin, TX
3. Nashville, Tenn.
4. Dallas-Fort Worth, TX
5. Charlotte, NC
6. Tampa / St. Petersburg, FL
7. Salt Lake City, UT
8. Washington DC (Northern VA)
9. Boston, MA
10. Long Island, NY

Source: PWC



Source: ExplodingTopics

20 FASTEST-GROWING U.S. METROS (2010-2023)



MIGRATION TRENDS FOR 2022 

1. Cost of living is the top concern for movers in 2021. QUALITY OF LIFE was top concern for 2022. 

Moving closer to nature with ample OUTDOOR EXPERIENCES as well as the CONTINUATION OF 

REMOTE WORK.

2. LOWERING TAX LIABILITY (property and income tax) was another reason why people moved.

3. California, Illinois, Michigan, Pennsylvania and New Jersey are the five states with the most outbound 

moves. Pennsylvania replaced New York in 2022.

4. The top five inbound states in 2020 are South Carolina, North Carolina, Tennessee, Arizona and 

Florida. Florida surpassed Idaho in 2022.

5. Many of the moves revolve around FLEXIBILITY OF REMOTE WORK OR EARLY RETIREMENT.

Source: North American Moving Services



21ST CENTURY CHALLENGES + EMERGING TRENDS

1. GRAYING + BROWNING OF AMERICA

2. RISE OF THE SINGLE PERSON HOUSEHOLDS

3. Traditional family is changing

4. Aging infrastructure

5. Urban sprawl, aging suburbs, shrinking rural areas

6. EXTREME WEATHER, DROUGHTS, FLOODING, HEAT, WILDFIRES

7. Antiquated + exclusionary zoning tools

8. Energy

9. PUBLIC HEALTH CRISIS

10.RACIAL, SOCIAL AND RESTORTIACE JUSTICE

11.DIVISIVE POLITICS

12.POST-COVID BEHAVIOR

13.HOUSING AFFORDABILITY/ATTAINABILITY

Source: North American Moving Services



ROLE OF PLANNING

• MANAGE GROWTH AND CHANGE

• PROVIDE A BLUEPRINT FOR GROWTH

• OFFER PREDICTABILITY AND CERTAINTY FOR 
STAKEHOLDERS, DECISION-MAKERS AND THE 
DEVELOPMENT COMMUNITY

• Understand when you say NO to something, you 
are saying YES to something else. What are you 
saying yes to? 



There are two types of places

Plan-making places
Deal-making places



BLUEPRINT FOR 
GROWTH



LAND CAPACITY ANALYSIS

How will Raleigh manage growth over the next 20 years?  

Raleigh must find where to place:

▪ 120,000 dwellings units 

▪ 170,000 jobs (85 million s.f. of non-residential)

▪ Land for infrastructure, facilities, parks and open space  

As of 2010, Raleigh has about: 

▪ 19,000 acres to develop within Raleigh’s jurisdiction

▪ 20,000 acres outside our ETJ

• Low density and sprawl was no longer an option!



The Triangle Region was projected to grow 
by 1.2 million people and 700,000 jobs over 
the next 20 years.



What were our challenges?

• Growing too fast – 12,000 to 15,000 net growth 

per year  

• Had a small-town identity. Had to transition from 

“Mayberry to Metro”

• Would run out new land to develop in 20 years

• Sprawl was fiscally irresponsible and too 

expensive to maintain

• Raleigh was not aware demographics shifts and 

its implications

• Raleigh was not tracking emerging issues

• Two-thirds of Comprehensive Plan were Small 

Area Plans 

• Did not offer housing, transportation and 

lifestyle choices to chose from



THE NEW REALITY IN THE US

1. More older Americans. LONGER LIFE EXPECTANCY.  

2. More people with disabilities. 

3. More multi-generation households. Sandwich generation + post-COVID

4. More single mothers. More than 50% of all households are single women.

5. Fewer couples getting married. Percentage of single person households has doubled since 1960  

6. IMMIGRATION will continue.

7. By 2045, NO MAJORITY RACE.



SOLE-PERSON HOUSEHOLDS BY GENERATION



PUBLIC ENGAGEMENT







KEY THEMES FOR THE PLAN

Economic Prosperity & Equity

Expanding Housing Choices

Managing Our Growth

Coordinating Land Use & Transportation

Greenprint Raleigh—Sustainable Development

Growing Successful Neighborhoods & Communities



BLUEPRINT - GROWTH FRAMEWORK MAP

Source: City of Raleigh

• 60% to 70% of growth to be 
concentrated in 8 growth 
centers and 12 multi-modal 
corridors

• Expansion of Downtown north, 
south and west.

• Predictable patterns of growth





Future Land Use Map 
was the critical link 
between to the plan 
and code 



Comprehensive 
Plan

Capital ProjectsDevelopment Code
Policy Guidance

& Actions

HOW TO IMPLEMENT A PLAN



PLAN TO ACTION – GREAT STREETS, PLACES AND SPACES

Glenwood South

City Market

Moore Square

Midtown/
North Hills

Hillsborough St.

City Plaza



RIGHT RULES, RIGHT PLACES

Implement vision, goals and 

framework adopted in the 

Comprehensive Plan 



OBJECTIVE: “RIGHT RULES, RIGHTS PLACES”

• Increase predictability for citizens, 

developers and staff

• Offer flexibility to developers

• Streamline development review

• More user-friendly format 

• Make it easy to do the right thing 

• Address market trends

• Incorporate best practices

Sources: City of Raleigh and Code Studio





ORGANIZING PRINCIPLES

• Mixed Use Places

• Resource Protection

• Transportation & Mobility 

• Retracting and Obtaining Jobs

• Rules for Older Areas

• Process and Administration

• Coding Approach 



HOT TOPICS 

Affordable Housing

– Inclusionary Zoning: Incentives based

– Accessory Dwelling Units 

Maximum Height Limits 

– Reconsider Unlimited Height

– One to One Bulk Plane

Conditional Use Zoning

– Reduce Customized Zoning Solutions 

Cluster Subdivisions

– Required Open Space / Facility Fee

– Attached Housing in R-4, R-2



HOT TOPICS

Tree Protection

Balance with Walkable Urbanism

Special Highway Overlay Districts 

Infill & Redevelopment 

Neighborhood / Commercial Transitions

Density / Form

Units per acre vs. Floor area ratio

Stories, Street walls, Transparency 

Infrastructure Sufficiency

Public Realm, Street typology  



Adopted February 2013



BUILDING TYPES: CONTEXT-BASED CODE

Frontage + district + height (i.e., PK-RX-5) with transition





TRANSITION ZONES

▪ Area A. Buffer and Screen

▪ Area B. Low Intensity Design

▪ Area C. Moderate Intensity Design



OLD APPROVAL PROCESS
Discretionary Approvals (non-administrative review):

1. Special use permits

2. Variances

3. Banks, bars, eating establishments, food stores, movie theaters, plant nurseries, fruit stands, 
recreation outdoor uses and retails sales greater than 70,000 square feet or located within 400 
feet of residential

4. Buildings taller than 80 feet

5. Anything located within Historic Downtown East district

6. Power plants

7. Emergency shelter “A”

8. Site plans in Metro Park overlay

9. Additional density in PBOD or DOD

10. New buildings > 10,000 square feet in DOD

11. Additions > 10,000 square feet in DOD

12. Additional floor area ratio, lot coverage or height or reduction in parking, setbacks, open space 
in DOD

13. Multifamily < 2 acres in size

14. Multifamily < 5 acres when adjacent to single family residential

15. Banks (without drive-thrus or ATMs), post offices and institutional/civic or service uses > 25,000 
square feet or located within 400 feet of residential

16. Hotels > 25,000 square feet and located within 400 feet of residential district

17. Residential institution in residential district

18. Expansion of a building which cannot be approved administratively

19. Residential developments > 15 units/acre (in O&I-1 and O&I-2) and >20 units/acre in SC

20. Vehicular surface areas (not considered a plot plan) within 400 feet of residential district

21. Non-residential site plans within 50 feet of a thoroughfare less than 2 acres in size with 
alternative landscaping

22. Nonresidential site plans < 2 acres located that does not provide riparian buffer Source: City of Raleigh and Code Studio



NEW APPROVAL PROCESS

Administratively Approved
1. Site Plans
2. Subdivisions

Discretionary Approvals (Board of Adjustment):
1. Special  use  permits
2. Variances

City Council Reviews
1. Rezonings (Renderings not permitted)
2. Text Changes
3. Comp Plan Amendments
4. Certain Subdivisions
5. Historic Districts
6. Vested Rights

Source: City of Raleigh and Code Studio





UNDERSTANDING

THE VALUE OF

LAND



• LAND = PROPERTY AND SALES TAX REVENUE

• LAND IS A FINITE RESOURCE – A COMMODITY

• Planning policy and zoning affects and controls the 

value and the revenue it generates

• Must be smarter about how we create land value

LAND HAS VALUE/VALUE CAPTURE



It would take 600-SINGLE FAMILY HOMES on a 150-

ACRE subdivision to equal the tax value of the Wells 

Fargo Capital Center, which sits on 1.2 ACRES OF 

LAND.

Wells Fargo Capital Center in downtown Raleigh has 

90 TIMES THE TAX VALUE PER ACRE than the 

average suburban acre.

Source: Kristopher Larson and Mitchell Silver, 2008

STRATEGIC PLANNING ADDS VALUE



DOWNTOWN HIGH-RISE RESIDENTIAL ON 3-ACRE 

SITE pays off its infrastructure in 3 YEARS. The return 

on infrastructure investment is 35%.

SUBURBAN MULTI-FAMILY COMPLEX ON A 30-ACRE 

SITE pays off its infrastructure in 42 YEARS. The return 

on infrastructure investment is 2%.

Source: Public Interest Projects, Inc.

RETURN ON INVESTMENT



Source: Urban3



$110,461 

$30,057 

$26,098 

$22,175 

$2,837 

$2,078 
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Municipal Property Tax Yield (per acre) 2011 
Raleigh, NC

Outside Central
Business District

Central Business District

MUNICPAL PROPERTY TAX YIELD (PER ACRE) 2011
RALEIGH, NC















HEALTHY LIVING: 
FITNESS FOR LIFE

ACCESS TO 
RECREATIONAL 

AMENITIES

PLACEMAKING: 
REIMAGINING THE 

PUBLIC REALMHOUSING CHOICES

1. DIVERSITY OF PRODUCT 
TYPE AND APPROACHES

2. Housing Affordability & 
Attainability

3. Variety of tools



HOUSING AFFORDABILITY

YEAR NUMBER OF HOMES 
SOLD

MEDIAN HOME PRICE

2020 23,743 $327,000

2021 28,273 $379,000

2022 20,806 $449,000

TOTAL 72,822 $122,000 (increase)

Source: Wake County







Source: City of Victoria

Missing Middle Housing is a range of house-scale buildings with multiple units—
compatible in scale and form with detached single-family homes—located in a 
walkable neighborhood. – Daniel Parolek



Source: NAHB.org











Repairing past 
harm or 
restorative 
justice. 

Avoid making new 
harm

Photo credit: BBC



Unjust Planning 
Practices (Past & 
Present)

• Redlining

• Segregation

• Urban Renewal Plans

• Use of Eminent Domain to build 
infrastructure highways

• Gentrification, displacement, 
predatory buyers

• Public Policy

• Restrictive Covenants

• Exclusive single-family zoning or 
anti-density attitudes

• Rules, regulations, laws and 
ordinances Photo credit: wbsm.com



APA’S PLANNING FOR EQUITY “FAIRNESS” POLICY GUIDE (2019)

• Planners should use and "equity lens"

• Ethical Responsibility to challenge practices that 
result in polices the have disproportional impacts

• Diversity in the planning profession is important

• Cross-Cutting Equity Issues

• Equity in All Policies in Practice



APA’S EQUITY “FAIRNESS” IN ZONING POLICY GUIDE (2023)

• What is equity in zoning

• The Rules – Equity in substantive zoning regulations

• The People – Equity in Zoning Procedures

• The Map – Equity in Zoning Maps



THREE KINDS OF EQUITY 
“FAIRNESS” IN ZONING 

Removing the disproportionate impacts of zoning on 
historically disadvantaged and vulnerable communities 
involves close examination of three different aspects of 
zoning: 

• EQUITY IN THE “RULES” OF ZONING: what the 
substantive rules of zoning allow, prohibit, or 
incentivize in different parts of the community. 

• EQUITY IN THE “PEOPLE” IN ZONING: who is involved 
in drafting the rules and incentives, who is notified 
and engaged in whether to change those rules for 
different areas of the community, and who is involved 
in enforcement of the rules. 

• EQUITY IN THE “MAP” OF ZONING DISTRICTS: where 
the rules are applied through zoning maps and 
whether that reduces or reinforces exclusion and 
segregation in America. 



SUBSTANTIVE ZONING REGULATIONS

• Expand residential and 
mixed-use districts

• Establish overlay zones to 
protect vulnerable 
populations and improve 
health outcomes

• Reduce or remove 
minimum lot size and 
maximum density standards

• Add accessibility and 
mobility standards

• Avoid drafting design 
requirements that increase 
development cost

• Diversify residential housing 
types and expand 
allowances

• Ensure access to healthy 
food by allowing grocery 
stores, restaurants, etc. 
near residential

• Prohibit the location of new 
industrial uses with public 
health impacts

• Draft thresholds for 
compliance with 
specific development 
standards to avoid 
disproportionate impacts

• Eliminate or reduce 
minimum off-street parking 
requirements

• Require adequate levels of 
lighting to protect safety

Zoning Districts Form and Design Use Regulations Development Standards



PEOPLE: ZONING PROCEDURES

• The composition of nonelected boards and 

committees should reflect the community

• Avoid overly complicated regulations and legalistic 

language and speak to the community in the 

language(s) they understand draft clear and 

objective, equity-based standards and review 

criteria

• Formalize and expand requirements to use newer 

means of notification



• Make more land available for needed types of 
development

• Removes disparities in neighborhood health risks

• Removes disparities in access to key services and facilities

• Include fewer exclusionary lines designed to ensure 
homogeneous building forms, lot sizes, or land uses, or to 
protect “neighborhood character” or property values.

• Remove lines deliberately created along borders between 
neighborhoods distinguished from each other mostly by 
race or ethnicity, except in situations where the historically 
disadvantaged neighborhood wants some of those 
differences preserved

ZONING MAPS



BE VISIONARY – BIG IDEAS



10 CRITICAL ELEMENTS THAT WILL MAKE 
TOMORROW’S COMMUNITIES

DEMOGRAPHIC 
CHANGE

HEALTHY LIVING: 
FITNESS FOR LIFE

CLIMATE CHANGE
BLUEPRINT FOR 

GROWTH

TRADITIONAL 
NEIGHBORHOOD 
DEVELOPMENT

PLACEMAKING: 
REIMAGINING THE 

PUBLIC REALM

POST-COVID 
BEHAVIOR

ACCESS TO SOCIAL 
GATHERING 

PLACES
HOUSING CHOICES

UNDERSTANDING 
THE VALUE OF 

LAND



Source: 10 DesignDowntown South



Downtown Cary Park, OJB Landscape
Source: The Architect’s Newspaper



Smokey Hollow & The Line
Source: Kane Realty



Innovation District, North Hills
Source: Kane Realty



Research Triangle Park



Southern Village



2021 HOUSING REPORT

1. Jobs drive housing

2. There is little variety in housing

being built

3. Many needs are going unmet

4. Housing production needs to

increase

5. Consequences and choices 

6. Next steps

Question – what is the strategy to 

implement?



• Sound guidance from the consultant team

• Suggested a Complete Communities Framework

• Recommended a pilot approach for proof of concept

• Next step? Establish a blueprint for growth - an implementation plan





10 SUMMARY POINTS

1. Embrace the value of planning

2. Be a plan-making place and not a deal-making place

3. Follow your blueprint and have a plan that is predictable

4. Understand the implications of saying “NO”

5. Focus on the right rules for the right places and make rules easy for what 

you want to see

6. Understand the value of land

7. Explore every tool to make housing affordable and attainable

8. Understand past harm, but also avoid making new harm

9. Consider equity “fairness” in planning and zoning

10. Be visionary, embrace the big ideas and continue to make our region great 



Thank you


