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Executive Summary 

 

 

Reflecting Raleigh is a multi-phased process to develop 
the City's next Comprehensive Plan—a document that will 
guide how the City grows, invests, and sustains its 
communities. Raleigh is at an inflection point. This Key 
Trends Reports provides the analytical foundation for that 
work and offers a data-driven picture of how Raleigh is 
changing. 

Supported by a market analysis developed by SB 
Friedman Development Advisors, the report identifies the 
demographic, economic, land use, mobility, 
environmental, and infrastructure factors that will most 
strongly influence Raleigh’s future. These trends illustrate 
how growth is occurring, where disparities exist, and how 
planning policy can adapt to meet expectations for equity, 
sustainability, resilience, and fiscal sustainability.  

This report is a foundation. It clarifies the conditions under 
which Raleigh’s next Comprehensive Plan will be crafted. It 
also ensures that decision-makers, community members, 
and staff enter the Reflecting Raleigh planning process 
with a shared understanding of the forces shaping Raleigh 
today.  
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History and Overview:  
Reflecting How We Got Here 
Raleigh’s urban form has been shaped by more than two centuries of 
intentional planning, major transportation investments, economic 
development, and demographic change. Early development focused around 
the 1792 grid, expanded through the railroad era, and accelerated with mid-
century suburbanization and the creation of Research Triangle Park. These 
patterns were not neutral: highway construction, urban renewal, and 
redlining fragmented many historic Black neighborhoods like South Park 
and East Raleigh, producing long-term disparities in housing, access, and 
opportunity. Recent City initiatives like heritage preservation, more equity-
focused planning, and reinvestment in historic communities, reflect a 
commitment to acknowledging this legacy in the midst of rapid growth. 

Raleigh’s physical expansion has been central to its growth strategy. From a 
1.5-square-mile town in 1792 to more than 147 square miles today, 
annexation has enabled the City to provide services, support housing and 
employment growth, and implement its planning vision. Major annexation 
waves between the 1950s and the early 2000s extended utilities and 
transportation infrastructure to new neighborhoods and employment 
centers. The 2011 Annexation Reform Act: SL-2011-396 marked a transition 
from involuntary to voluntary annexation. This introduced new fiscal and 
geographic considerations, like infrastructure costs and service islands, that 
continue to shape long-range planning. 

City Evolution 
Raleigh has evolved over the past 175 years from a small, grid-planned city 
into one of the nation’s fastest growing, most educated, and most desirable 
metropolitan areas. The following snapshot shows how this evolution 
progressed over generations and underscores the need for policies that 
manage growth sustainably and equitably for the next generation. 

› 1850-1900s: Expansion driven by the railroad, early higher education 
(Shaw, Saint Augustine’s, NC State, Meredith, Peace), and early industrial 
growth 

› Mid-1900s: Postwar suburbanization, urban renewal, and highway 
construction reshaped neighborhood patterns and development 
intensity. 

› 1960s-1990s: The rise of Research Triangle Park, greenway expansion, 
and early environmental regulations set new regional growth dynamics 

› 2000s-2020s: Adoption of the City’s 2030 Comprehensive Plan, 
multimodal investments, and equity-centered preservation programs 
strengthened Raleigh’s planning framework and cultural identity. 

Population and Demographics:  
Reflecting Who We Are 
Raleigh’s population continues to grow rapidly, driven primarily by in-
migration. Population growth is diversifying across age groups, with 
significant increases among Millennials and Baby Boomers. Household sizes 
are shrinking, renter households are increasing, and the demographic 
geography shows higher-income households are concentrated in the west 
and north, and lower-income households are concentrated in the south and 
east. 

Key Takeaways 
› Strong but slowing population growth, driven by in-migration. 

Raleigh grew by nearly 100,000 residents between 2009 and 2023 and is 
projected to reach roughly 745,000 people by 2050. But the future 
growth rate, ≈1.6% Compound Annual Growth Rate (CAGR), is notably 
slower than the 2.7% growth experienced from 2000–2020, with about 
70% of regional growth driven by migration rather than natural increase. 

› Population density is shifting toward the northeast and southeast. 
While earlier growth concentrated in the north and recently annexed 
areas, population density has increasingly migrated to eastern and 
southeastern Raleigh—especially around city growth centers. 

› Raleigh’s population growth spans generations. The largest increases 
since 2010 have occurred among Baby Boomers (ages 60-80) and 
Millennials (ages 28-43). This aligns with national population trends. 

› Raleigh is becoming more racially and ethnically diverse. The share 
of residents identifying as White declined from about 67% in 2009 to 
58.2% in 2023. The Hispanic/Latino population grew by roughly 4 
percentage points and the multiracial population more than doubled, 
with Black, Indigenous, and people of color (BIPOC) residents exceeding 
76% of the population in Southeast Raleigh. 

› Income varies across subareas. Citywide median household income is 
about $82,400 but the range is wide. For example, Five Points has a 
median income of $158,600, while median income in Southwest Raleigh 
is around $50,700. 

› Households are getting smaller. Average household size decreased 
from 2.35 to 2.30, with single-person and non-family households 
growing fastest. 

› The number of residents with limited English proficiency is growing 
and spatially concentrated. The number of residents with limited 
English proficiency has increased since 2009, particularly on the east side 
of Raleigh. Data show Spanish as the second most spoken language. The 
majority of these residents are concentrated in South and East Raleigh. 

› Demographic change is spatially patterned and tied to 
neighborhood age and location. Younger adults are clustered in and 
around Downtown Raleigh; families with children are more prevalent in 

Five Points and northern subareas; and older adults are more 
concentrated in older peripheral neighborhoods. 
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Historic Population Growth and Projected Population Change (1970-2050) 

 
Source: SB Friedman, NC Capital Area Metropolitan Planning Organization, US Census 

Annexation History 

 
Source: Raleigh Planning 
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Land Use: Reflecting How We Grow 
Raleigh’s land use pattern is predominantly residential, with single-family 
neighborhoods covering much of the City’s footprint. Recent policy reforms, 
including missing middle housing, reduced parking minimums, and recent 
changes to the development code—including missing middle housing, the 
elimination of parking minimums, and an increase in the number of mixed-
use zoning districts—have encouraged infill development and transit-
supportive density. Growth has been particularly strong in Northeast and 
Southeast Raleigh, along the City’s edges. 

Key Takeaways 
› Raleigh is shifting from outward suburban expansion to inward, 

transit-aligned growth. The City’s development patterns have shifted 
from greenfield subdivisions to redevelopment and mixed-use growth 
within its existing footprint. Recent trends in development, zoning 
approvals, and City policies emphasize the importance of a multi-nodal 
network, anchored by Downtown and including other nodes like North 
Hills, Crabtree Valley, Brier Creek, Triangle Town Center, and the Village 
District. 

› Raleigh has applied transit-supportive zoning along future Bus 
Rapid Transit corridors. Policies have been developed to align Raleigh’s 
Comprehensive Plan with the Wake County Transit Plan. This includes 
incorporating provisions for BRT corridors. These policy changes are 
influencing growth patterns: more than 80% of Raleigh’s active mixed-
use development pipeline is now located within a half mile of a 
proposed BRT route. 

› Office, retail, and industrial markets are restructuring. Rising office 
vacancies in some submarkets and aging strip retail along older 
corridors offer opportunities for adaptive reuse. 

› The City still has large tracts of developable land. The largest amount 
of developable land is concentrated in East and Northeast Raleigh, 
particularly between US 1 and US 401 and near I-540. A few large 
developable parcels are also found in West Raleigh and South Raleigh 
near I-40. 26% of Raleigh’s land is undeveloped. 

› Mixed-use and compact development are becoming more popular. 
Raleigh is transitioning from low-scale, disconnected land uses to more 
mixed-use, compact, and sustainable urban forms. This reflects 
intentional policy-making and is evidenced through trends in building 
permits, concentration of development plans, rezonings, and the impacts 
of transit-oriented planning.  

 

 

 

Existing Land Use  

 
 
Source: Raleigh Planning 
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Transportation and Mobility: Reflecting How We 
Move 
Raleigh’s transportation system is undergoing a significant shift toward 
multimodal mobility, anchored by frequent transit areas and Bus Rapid 
Transit (BRT). While street network gaps and auto-dominance persist, 
walkability is improving in urban centers and infill areas. Safety is a critical 
challenge, with increasing crash severity and pedestrian injuries and 
fatalities disproportionately occurring along major corridors. Investments in 
BRT, street connectivity, and transit-supportive development are central to 
Raleigh’s mobility future. 

 

› Raleigh remains auto dependent but travel behaviors are shifting. 
Since 2009, the percentage of people who drove alone decreased, while 
the percentage of people who work-from-home grew. Transit, walking, 
and biking remain modest citywide.  

› Since the Covid-19 pandemic, transit ridership has rebounded and is 
poised for growth with BRT corridors. GoRaleigh boardings increased 
sharply from pandemic lows, and planned BRT investments are expected 
to improve travel times, reliability, and access along New Bern Avenue, 
South Wilmington Street, Western Boulevard, and Capital Boulevard. 

› Sidewalk, bicycle, and greenway networks are expanding. More than 
1,100 miles of sidewalk, 100 miles of bikeways, and 117 miles of 
greenways reflect sustained investment in multimodal transportation 
and active mobility. The City’s Sidewalk Prioritization Model is 
addressing sidewalk gaps in historically underserved areas.  

› Through its Vision Zero commitment, the City is focused on traffic 
safety, prioritizing people who walk and bike. Serious injuries and 
fatalities—particularly among pedestrians—have increased, with high-
injury corridors like New Bern Avenue, Capital Boulevard, Western 
Boulevard, and Atlantic Avenue accounting for a disproportionate share. 
Guided by Vision Zero, the City has shifted from isolated spot fixes 
toward systemic, corridor-wide improvements.  

› Parking patterns and reforms are reshaping development and 
mobility. The elimination of parking minimums, growth of structured 
parking in dense areas, and ongoing redevelopment of large surface lots 
signal a transition toward more compact and transit-supportive urban 
forms, particularly in Downtown Raleigh. 

 

 

 

 
Sources: Raleigh Transportation, VHB  Source: Raleigh Transportation 

 

 

Key Takeaways 

Vision Zero Priorities  Vehicle Miles Traveled (VMT) 
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Housing: Reflecting Where We Live 
Raleigh’s housing market is defined by rapid population growth, rising rents 
and home values, and varying affordability across subareas. Development 
activity is highly concentrated in multifamily projects, while single-family 
construction has slowed and moved toward the City’s edges. Naturally 
Occurring Affordable Housing (NOAH) units are primarily located in East 
and Southeast Raleigh. Subsidized affordable supply falls short of need, 
especially for extremely low-income households. Policy tools such as 
missing middle housing and density bonuses are adding affordable 
housing, particularly in Frequent Transit Areas and along planned BRT 
routes. 

 

 

› Raleigh’s housing market is growing rapidly. Strong population and 
household growth are fueling demand, while rising construction activity, 
particularly multifamily, is shifting development toward denser housing 
forms. 

› Affordability is a growing concern. Home values have nearly doubled 
since 2015, rising faster than incomes. Rents are increasing more 
moderately but still outpacing wage growth in many areas. 

› Household composition is changing. Smaller household sizes and 
growth in both older and younger age cohorts are driving demand for a 
broader mix of housing types, including missing middle formats and 
accessible unit sizes. 

› Market-rate rental development is geographically concentrated. 
Downtown, Five Points, Brier Creek, and North Raleigh have the most 
active rental pipelines, while most below market-rate rental housing is 
located in neighborhoods on the east side of Raleigh. 

› NOAH is decreasing. Approximately 71% of owner-occupied NOAH 
units are concentrated along the eastern edge of the City. These areas 
are also experiencing some of the highest permit activity and 
redevelopment. 

› Subsidized affordable housing is clustered. Nearly half of all legally 
restricted affordable rental units are located in South Central, Southeast, 
and East Raleigh. The City’s Affordable Housing Location map, updated 
every five years, uses policy tools to diversify where affordable housing is 
located. 

› Households below 30% Area Median Income (AMI) have the 
greatest unmet need. Unmet need is greatest in Western, Northeastern, 
and some Eastern subareas. 

› Policy tools show early promise. Missing middle housing production is 
increasing but still modest relative to overall supply. Density bonuses 
have generated affordable units near planned transit investments. 

Share of Affordable Rental Units, 2023                                                                Share of Affordable Owner Units, 2023 

 

 

 

Source: 2023 ACS 5-Year Estimates, Raleigh Planning, SB Friedman, Wake County  Source: 2023 ACS 5-Year Estimates, Raleigh Planning, SB Friedman, Wake County 

 
Source: 2023 ACS 5-Year Estimates, SB Friedman 

Subareas 

Note: For the market analysis, prepared by 
SB Friedman, Raleigh is divided into 17 
subareas to understand dynamics of different 
geographies. Subarea boundaries are based 
on market characteristics and physical 
barriers. Subareas largely align with block 
group boundaries, and together they 
correlate to the Urban Service Area. 

Key Takeaways 
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Employment: Reflecting How We Prosper 
Raleigh’s economy is expanding and diversifying, driven by strong growth in 
both high-wage professional sectors and lower-wage service industries. 
These shifts are influencing where jobs locate, how residents reach 
employment, and how commercial areas evolve. Employment growth has 
generally kept pace with population growth but imbalances between 
housing and jobs in fast-growing areas like Northeast and Southeast 
Raleigh highlight the importance of aligning land use, transportation, and 
economic development planning.  

 

› Job growth is strong in both high-wage and low-wage sectors. 
Raleigh is adding jobs in both high-wage sectors (professional, scientific, 
technical services; information; finance) and low-wage sectors (health 
care support, retail, hospitality). This dual growth widens income 
disparities. 

› Employment is concentrated in a few major job anchors. 
Downtown Raleigh, healthcare campuses (WakeMed and UNC REX), 
West Raleigh corporate offices, and the Atlantic Avenue corridor account 
for the City’s largest job concentrations—while most residential growth 
areas have fewer jobs. 

› High-growth residential areas lack proportional employment 
opportunities. 
Northeast and Southeast Raleigh, two of the City’s fastest-growing 
residential subareas, have some of the lowest jobs–housing ratios. This 
mismatch can lead to longer commutes, higher transportation costs, and 
greater reliance on regional job centers. 

› Sectoral shifts are reshaping Raleigh’s economic base. 
Since 2010, the Professional, Scientific & Technical Services sector alone 
added 24,000 jobs, while health care, administrative services, and finance 
also grew substantially. At the same time, sectors like business services, 
education, and marketing have declined. 

Key Takeaways 

Wage by Sector, 2010-2024 Growth 

 
Source: Bureau of Labor Statistics (BLS), Lightcast Industry Table, SB Friedman 

Employment and Population Change, 2010-2022 

 
Source: City of Raleigh, SB Friedman, U.S. Census Longitudinal Employer-Household Dynamics (LEHD) 
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Infrastructure and Services:  
Reflecting How We Support Growth 
Raleigh’s infrastructure systems – water, sewer, stormwater, parks, and 
public safety – are under increasing pressure from rapid growth. While core 
systems generally have capacity, growth in Northeast and Southeast Raleigh 
is stretching fire service response times and stretching utilities. Investments 
in parks have brought the number of residents within a 10-minute walk of a 
park to nearly 50%.  

 

› Growth has exceeded what the growth framework anticipated. 
Development has generally followed the planned growth framework by 
locating in Downtown, growth centers, and planned BRT corridors. Some 
development occurring near the City’s edges requires extensions of 
water, sewer, streets, fire, and police service. 

› Water and wastewater systems are regionalized and robust but 
operating with tightening margins. Raleigh Water now serves seven 
jurisdictions and has invested in plant upgrades, trunk lines, and 
sustainability projects like the Bioenergy Recovery Project. Wastewater 
capacity increased from 60 million gallons per day (MGD) to 75 MGD. 

› Stormwater policies have been updated to address long-term needs, 
particularly in underserved areas. The City faces roughly $900 million 
in identified stormwater capital needs, with edge growth adding new 
runoff and core-area infill worsening flash flooding in older 
neighborhoods. The City has been expanding its stormwater 
infrastructure through a combination of capital investments and 
updating stormwater policies. 

› Development patterns shape fiscal efficiency of infrastructure and 
services. Infill and corridor-focused development generate higher tax 
value per acre and leverage existing capacity, while annexation-driven 
edge development can cost up to 8.2 times more per unit for fire and 
related services and lengthen routes for solid waste collection and other 
operations. 

› Major bond investments (2014 and 2022) and signature projects like 
Dix Park, have brought the total percentage of residents that live 
within a 10-minute walk of a park to 48%. Access gaps remain in 
Southeast Raleigh and parts of North Raleigh but the City holds 18 
undeveloped park sites (975 acres) that could be leveraged to close 
service gaps. 

› Public safety and climate resilience demands are rising fastest at the 
edges and in vulnerable areas. The City is working to align police, fire, 
and EMS service with population growth, particularly along the City’s 
edges and in historically underserved areas. Additionally, policies are 
being revised and new ones have been created to address 

neighborhoods that face overlapping risks from flooding, heat, and 
storms  

 

 

Key Takeaways 

Raw Water Demand 

 

 
Source: Raleigh Water 
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Natural Resources: Reflecting Our Environment 
Raleigh’s natural systems are central to climate resilience and quality of life. 
Rapid growth has placed increasing pressure on these systems through habitat 
loss, expansion of impervious surfaces, and increasing impacts of climate 
hazards such as flooding and extreme heat. However, the City has implemented 
policies to mitigate these impacts and enhance quality of life for all residents. 

› Tree canopy is declining, especially where growth is most intense. 
Raleigh’s urban tree canopy has modestly but steadily decreased since 2009, 
with the greatest losses in fast-growing growth centers, major corridors, and 
higher-density zoning districts—particularly in areas east and north of 
Downtown. 

› Development patterns are fragmenting habitat and reinforcing 
ecological stress. High-intensity development along corridors and at the 
edges has accelerated habitat fragmentation, reduced vegetation density, 
and increased disturbed landscapes—conditions that undermine ecological 
corridors and make it easier for invasive species to establish. 

› The City is increasingly managing landscapes as ecological 
infrastructure. Tree conservation ordinances, pollinator-friendly planting 
standards, Bee City USA commitments, Biophilic Cities partner, and expanded 
green infrastructure (stormwater control measures (SCMs), rain gardens, 
bioswales) reflect a shift toward treating trees, soils, and vegetated systems 
as core infrastructure for water quality, habitat, and climate resilience. 

› Canopy decline and denser development have increased urban heat 
island effects in Downtown, south of Downtown, and parts of Northeast 
Raleigh. These hot spots overlap with neighborhoods where lower-income 
residents, older adults, and people with health challenges are more likely to 
live. The City has made progress in mitigating impacts through a variety of 
approaches, including expanding access to parks; reconfiguring streets to 
increase urban tree canopy through street tree plantings and maintenance; 
and use pavers and materials that reduce heat that is absorbed by roadways. 

› Nature preserves offer an opportunity to anchor biodiversity and 
education. Preserves like Durant, Annie Louise Wilkerson, and Horseshoe 
Farm protect large tracts of forest, meadow, and riparian habitat while acting 
as outdoor classrooms. Their integration with the greenway system 
strengthens wildlife corridors and connects residents to high-quality natural 
areas close to home. These preserves are North of I-540 and a prioritization 
scheme and future investment would create preserves throughout the City. 

 

 2010-2020 Change in Canopy Loss by Block Group 

 
Source: : Raleigh Parks, NatureServe 
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1 
City of Raleigh Overview 

 

 

 
1  Wake County Economic Development, Raleigh Ranks 4th Nationally for Best Work-Life 

Balance in 2025 
2  U-Haul Growth Metros and Cities 

The City of Raleigh’s population has more than doubled 
since the year 2000 and, in turn, the City has experienced 
a transformation in its urban form, economy, and 
transportation systems. This growth has transformed land 
use patterns. Land use, economic growth, mobility, 
stormwater management, infrastructure, trees, and urban 
ecosystems all work together to shape Raleigh’s evolving 
landscape. As growth continues, it is essential that the City 
understands how these and other systems interact and 
influence one another in order to achieve a more resilient, 
equitable, and sustainable future.  

City Evolution 
As of 2025, the City of Raleigh ranks first in best-performing large cities, 
fourth in work/life balance and in cities Americans are relocating to, and 
seventh in the fastest-growing cities in the U.S.1,2,3 Founded in 1792 as 
North Carolina’s capital, Raleigh was one of the few early U.S. cities 
designed from the ground up to serve as a seat of government.4 Its original 
grid layout, designed after William Penn’s Philadelphia Plan, was centered 
on Union Square and laid the foundation for a well-structured city.  

3  Milken Institute, Raleigh, NC and Gainesville, GA Top Milken Institute’s 2025 Annual 
Ranking of Best-Performing Cities 

4  North Carolina History Project, City of Raleigh 

Raleigh’s 19th-century growth was driven by transportation and education: 
the arrival of the Raleigh & Gaston Railroad in 1840 linked Raleigh to 
regional markets and helped concentrate commerce Downtown.5 In the 
second half of the 19th century and into the early 20th, many institutions of 
higher learning were founded—notably Shaw University (1865), Saint 
Augustine’s University (chartered 1867), North Carolina State University 
(founded 1887 as the land-grant college), Meredith College (chartered 
1891), and Peace Institute (now William Peace University, founded 1857)—
all of which anchored neighborhoods, workforce training, and civic life.  

The City’s spatial development reflects Reconstruction-era settlement 
patterns, Jim Crow segregation, and later mid-20th-century federal housing 
and highway policies that shaped suburbanization. Scholarly and State 
survey work documents how Black communities, such as the East Raleigh–
South Park area, formed after the Civil War around churches, schools and 
small businesses and were constrained by segregation. Meanwhile, the 
post-World War II housing boom (fueled by G.I. Bill loan guarantees) and 
the Interstate era (Federal-Aid Highway Act of 1956) encouraged outward, 
automobile-oriented suburban growth that advantaged many White 
households and shaped long-term patterns of access and disinvestment.6  

Beginning in the 1950s, federally funded urban renewal programs reshaped 
Raleigh’s built environment and had lasting effects on many of its 
historically Black communities. Neighborhoods such as East Raleigh–South 
Park, Oberlin Village, Smoky Hollow, Method, and College Park developed 
after the Civil War as centers of Black homeownership, commerce, and faith 
life. Urban renewal initiatives led to the demolition of homes, churches, and 
commercial buildings in these communities. In Smoky Hollow, land was 

5  NCDNCR, Raleigh and Gaston Railroad Completed, 1840 
6  The Evolution of Raleigh’s African-American Neighborhoods in the 19th and 20th Centuries 
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cleared for Capital Boulevard and state office complexes; in South Park and 
East Raleigh, homes were demolished and families were relocated to newly 
constructed public housing such as Halifax Court and Chavis Heights. In 
recent years, the City and community partners have taken steps to 
acknowledge this legacy through historic preservation efforts, 
neighborhood planning initiatives, and targeted reinvestment. 

Other historic milestones include the creation of Village District (formerly 
Cameron Village) in 1949, which became the first 
shopping-center-anchored suburb in Raleigh. Research Triangle Park, 
founded in the 1950s, marked a shift toward high-tech and research 
economies, fueling even greater population growth in the 1960s.7 In the 
1970s, City officials responded to rapid urbanization and environmental 
concerns by initiating the Capital Area Greenway plan, which would grow 
into a citywide trail network spanning over 110 miles and integrating open 
space, flood mitigation, and recreation into the City.8 

In 1979, Raleigh completed its first formal Comprehensive Plan, outlining 
land use, transportation, recreation, water systems, wastewater systems, fire 
protection, solid-waste disposal, and municipal facilities.9 The adoption of 
the 2030 Comprehensive Plan in 2009 established a long-range vision for 
compact growth, equity, multimodal transportation, and vibrant centers, 
guiding City policy through 2030.10 This milestone marks the formal 
alignment of historic preservation, cultural resource inventory, and planning 
policy within the City’s growth framework. 

. 

 
7  North Carolina History Project, Research Triangle Park 
8  City of Raleigh Capital Area Greenway Master Plan 
9  City of Raleigh, 2030 Comprehensive Plan, Comprehensive Plan (1979) 

Annexation History 
When it was founded, Raleigh was a city of 
approximately 400 acres.11 By 1857, it was approximately 
925 acres, and by 1907, it grew to approximately 2,525 
acres. From the 1950s to the early 2000s, the City 
mitigated challenges related to land availability through 
annexation, growing from about 9,600 acres to about 
94,080 acres today.12 Over this period, Raleigh’s city 
limits gradually expanded to the northeast and southeast 
where residential neighborhoods developed. This pace 
of annexation and development continued until the 
Annexation Reform Act in 2011 and watershed 
regulations to the north and south limited outward 
expansion.  

The 2011 Annexation Reform Act SL 2011-396 
fundamentally changed how cities in North Carolina 
could grow. The law ended the practice of involuntary 
annexation, where municipalities could expand their 
corporate limits without property-owner consent. The 
new system is based solely on voluntary annexation, 
where property owners must initiate the process 
themselves. As Raleigh has continued to approve owner 
initiated and voluntary annexations, land fragmentation 
from the City’s core has increased, and Raleigh has to 
consider boundary irregularities, service islands, and 
infrastructure costs to isolated areas. City-initiated 
annexation allowed for coordinated service delivery to 
larger tracts of land. Since 2011, annexation has been 
largely piecemeal, making coordinated service delivery 
more challenging.  

Since the mid-2010s, Raleigh has increasingly embraced 
more compact and diverse development. The 
construction of higher-density multifamily housing 
developments at market-rate is now surpassing the 
construction of single-family homes. Much of this activity 
is concentrated in historically low-income 
neighborhoods near Downtown, where reinvestment and 
redevelopment are accelerating. Annexation data show a 
tapering of geographic expansion, signaling a transition 
from greenfield to infill development.  

 

10  City of Raleigh, 2030 Comprehensive Plan 
11 NCPedia, William Christmas' plan for Raleigh, 1792 
 

 

12  City of Raleigh, Annexation History Map (Raleigh, NC: City of Raleigh, Planning and 
Development Department, 2023). 

Annexation History 

 
Source: Raleigh Planning 
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Historic Resources 
In July 2012, the Raleigh City Council formally established the 
Historic Resources & Museum Program (HRMP) with the purpose 
of protecting and programming identified museum, cultural, and 
historic resources, on City-owned property. This institutional step 
signaled the City’s intent to centralize stewardship of historic sites, 
collections, and interpretive programming under one dedicated 
unit, thereby strengthening governance and strategic planning for 
cultural resources. 

The Historic Preservation Unit, part of the City’s Comprehensive 
and Long-Range Planning Division, and the Raleigh Historic 
Development Commission (RHDC), that serves as the City Council's 
official historic preservation advisory body, both identify, preserve, 
protect, and promote Raleigh's historic resources. The Historic 
Preservation Unit identifies and establishes Raleigh Historic 
Landmarks (RHL), Historic Resources, and Historic Overlay Districts 
(HOD). HODs are zoning districts specifically created for 
preservation of neighborhoods with identified historic assets. 
Similarly, RHL designation protects individual sites of significance. 
Most of Raleigh’s historic resources are inside the I-440 Beltline. 

Cultural Resources 
Raleigh’s layering of history is visible in everything from its 1792 
street-and-square plan to neighborhoods built in the early 20th 
century and cultural sites that reflect the City’s evolving 
demographics and economy. The City has evolved its approach 
to cultural resources—initially emphasizing landmark buildings 
and traditional historic sites and gradually expanding into 
inclusive heritage (i.e. African-American history, social history, 
and community archaeology) and interactive public‐
programming (i.e. museums, interpretive trails, and digital 
exhibits). 

Launched in late 2024, Raleigh’s Preserving Black Churches 
initiative builds on the City’s “Black Heritage and Historic Places: 
1945–1975: study by partnering with local congregations to 
preserve historic African-American churches. The project brings 
together pastors, preservation professionals, and other 
community members to strengthen capacity for building 
maintenance, grant readiness, and storytelling. 

These milestones reflect the City’s evolution from maintaining 
discrete historic sites toward investing in a broader set of cultural 
resources that includes museums and collections, interpretive 
parks and trails, digital outreach, and inclusive histories. Through 

this evolution, stewardship, programming, equity, and 
public use have developed as key elements of Raleigh’s 
cultural-resource ecosystem. 

Neighborhood Resources 
There are many neighborhoods and communities 
throughout the City of Raleigh—each with its own 
unique characteristics, land use, demographics, 
businesses, and economy. The City’s Neighborhood 
Services Division maintains a neighborhood registry, 
through which groups of residents can apply to have 
their neighborhood registered. Registered 
neighborhoods can have a strong voice in the 
community and help define community goals. This 
program deepens the relationship between neighbors 
and local government and creates access to resource 
sharing. 

Most of the registered neighborhoods in Raleigh are in 
the North, Northeast, and Northwest subregions. These 
subregions are larger than those closer to Downtown 
and are generally more suburban. 

Additionally, the City is divided into 18 Citizens Advisory 
Councils (CACs), each representing different geographic 
areas. CACs are non-partisan groups that serve as an 
important link between residents and the City. City 
Council and staff can share and receive information 
important to different areas of the City via these advisory 
bodies.  

 

Historic Resources 

 
 
Source: NC Department of Natural and Cultural Resources 
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Registered Neighborhoods and Citizens Advisory Councils   

 

  

Source: Raleigh Community Engagement   
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2 
Population and Demographics 

 

  

This section examines trends in population size, age, race 
and ethnicity, and income. It highlights shifts that have 
occurred since the previous Comprehensive Plan was 
adopted in 2009. By analyzing these patterns, City leaders 
and planners can make data-informed decisions about 
housing, transportation, public services, and community 
resources, ensuring that growth supports equity, access, and 
opportunity for all Raleigh residents. The analysis in this 
chapter is supported by analysis from SB Friedman 
Development Advisors. 

Key Trends 
› Strong but slowing population growth, driven by in-migration. 

Raleigh grew by nearly 100,000 residents between 2009 and 2023 and is 
projected to reach roughly 745,000 people by 2050. But the future 
growth rate, ≈1.6% Compound Annual Growth Rate (CAGR), is notably 
slower than the 2.7% growth experienced from 2000–2020, with about 
70% of regional growth driven by migration rather than natural increase. 

› Population density is shifting toward the northeast and southeast. 
While earlier growth concentrated in the north and recently annexed 
areas, population density has increasingly migrated to eastern and 
southeastern Raleigh—especially around city growth centers. 

› Raleigh’s population growth spans generations. The largest increases 
since 2010 have occurred among Baby Boomers (ages 60-80) and 
Millennials (ages 28-43). This aligns with national population trends. 

› Raleigh is becoming more racially and ethnically diverse. The share 
of residents identifying as White declined from about 67% in 2009 to 

58.2% in 2023. The Hispanic/Latino population grew by roughly 4 
percentage points and the multiracial population more than doubled, 
with Black, Indigenous, and people of color (BIPOC) residents exceeding 
76% of the population in Southeast Raleigh. 

› Income varies across subareas. Citywide median household income is 
about $82,400, but the range is wide. For example, Five Points has a 
median income of $158,600, while median income in Southwest Raleigh 
is around $50,700. 

› Households are getting smaller. Average household size decreased 
from 2.35 to 2.30, with single-person and non-family households 
growing fastest. 

› The number of residents with limited English proficiency is growing 
and spatially concentrated. The number of residents with limited 
English proficiency has increased since 2009, with Spanish as the second 
most spoken language. Many of these residents are concentrated in 
South and East Raleigh along major highways. 

› Demographic change is spatially patterned and tied to 
neighborhood age and location. Younger adults are clustered in and 
around Downtown Raleigh; families with children are more prevalent in 
Five Points and northern subareas; and older adults are more 
concentrated in older peripheral neighborhoods. 

 
To support this analysis, SB Friedman divided Raleigh into 17 residential 
subareas that capture differences in market conditions, demographic patterns, 
and physical barriers. These subareas range from approximately 8,000 to 
17,500 households (2023) and largely align with census block group 
boundaries and the Urban Service Area. 
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Historic Population Growth 

From 2009 to 2023, the City of Raleigh recorded steady population growth, 
increasing by nearly 100,000 residents during this period. This growth was 
accompanied by notable demographic changes, including shifts in age 
distribution, racial and ethnic composition, and household characteristics. 

Projected Population Growth 
Raleigh is home to 470,800 people (2023) and has experienced strong 
population growth over the last 25 years. From 2000 to 2020, Raleigh’s 
population grew from 276,100 to 467,700. Raleigh’s population during this 
period increased at an annual rate of 2.7%, outpacing population growth in 
North Carolina and the nation overall.  

Components of Growth 

Migration has driven most of Wake County’s population growth. From 2010 
to 2024, 70% of population growth in Wake County was associated with 
migration, while 30% was due to natural change (i.e., the population growth 
from births minus deaths). Many movers came from other parts of North 
Carolina, primarily within the Research Triangle and Mecklenburg County. 
Greater concentrations of movers came from nearby Southern states as well 
as New York and California. 

Population Density 
In 2009, most of the City’s population was concentrated closest to the 
Downtown core and west of Downtown. In 2023, population density 
increased in census tracts overall. Density remained strong in and around 
the Downtown core and significant density changes occurred in the 
Northeast and Southeast. 

When analyzing population and demographic trends in Raleigh from 2009 
to 2023, it is important to note that census boundaries have not remained 
static. The U.S. Census Bureau periodically updates block group and tract 
boundaries in response to population growth, annexations, and redistricting 
processes. In Raleigh, population growth and expansion of City limits since 
2009 have led to the creation of new block groups and changes in the size 
or shape of existing ones. 

. 

1970-2050 Historic Population Growth and Projected Population Change 

 
Source: SB Friedman, NC Capital Area Metropolitan Planning Organization (CAMPO), US Census 
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Source: 2009 ACS 5-Year Estimates, Raleigh Planning  Source: 2023 ACS 5-Year Estimates, Raleigh Planning 

 
Note: Census block group boundaries have changed since 2009, making it difficult to make direct comparisons. The data generally show an increase in population inside the I-440 Beltline and south of Downtown. Also note that in 2009, Umstead Park was not a unique block group as it is now, so the 
2009 map shows population in that area. The 2023 map accurately reflects the lack of population as Umstead Park is a separate block group. 

2009 Total Population and Growth Centers  2023 Total Population and Growth Centers 
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     2009 Total Population Density       2023 Total Population Density 

 

 

 
Source: 2009 ACS 5-Year Data  Source: 2023 ACS 5-Year Data 
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Individual and Household Characteristics 

Race and Ethnicity 

As the City of Raleigh has grown, the racial and ethnic makeup of the City’s 
population has become more diverse. In 2009, 67% of the City’s population 
identified as White, while in 2023 that percentage dropped to 58.2%. The 
Hispanic and Latino population has grown by about 4% from 2009 to 2025. 

 

 

 

 

 

 

 

 

 

 

  2009 Hispanic and Latino Population 

 
Source: 2009 ACS 5-Year Estimates 

         2023 Hispanic and Latino Population 
 

Source: 2023 ACS 5-Year Estimates 
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2009 Black and Indigenous and People of Color (BIPOC) Population 

 

 
Source: 2009 ACS 5-Year Estimates 

2023 Black and Indigenous and People of Color (BIPOC) Population 

 

 

Source: 2023 ACS 5-Year Estimates 
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Median Household Income 

Median household income in Raleigh was approximately $82,000 in 2023. 
Household income growth in Raleigh (1.5% annually since 2013) is lower 
than in Wake County overall (1.7% annually).  

Spatial disparities are also evident. Household incomes are highest in 
central and Northwest Raleigh; the Five Points subarea has a median 
household income of $158,600, the highest median income of all subareas. 
Other subareas with high median household incomes include Brier Creek 
($117,700), North Creedmoor Road ($109,600), Falls River ($109,500), and 
Northwest Raleigh ($109,500). Southwest Raleigh has the lowest median 
household income at $50,700. Other lower-income subareas include the 
Warehouse District ($56,200), South Central Raleigh ($60,500), Atlantic 
Avenue ($62,200), and Southeast Raleigh ($68,100). 

 

 

2013-2023 Raleigh and Wake County Median Household Income(in 
2023 Dollars) 

Source: 2009 ACS 5-Year Estimates, SB Friedman 

 

2023 Median Household Income 

 
Source: 2023 ACS 5-Year Estimates, SB Friedman 
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Age 

In 2009, Raleigh’s population was characterized by a concentration of adults 
in the mid-career age range. Males were most numerous between 35 and 
49 years, while females were concentrated between 35 and 39 years. 
Additionally, males and females had a relatively large population under five 
years old, indicating a substantial number of families with young children at 
that time. 

By 2023, the population profile had shifted notably. Males and females were 
most concentrated in the 22 to 29-year-old range, reflecting an influx of 
younger adults, likely drawn by Raleigh’s universities, job opportunities, and 
urban amenities. At the same time, the City saw a higher number of children 
aged 10 to 14, reflecting households that had children in 2009 now 
reaching pre-teen ages. Age group patterns across Raleigh reveal distinct 
spatial dynamics tied to housing, employment, and neighborhood types: 

Downtown/City Core 

› Higher concentrations of young adults (20–34), reflecting proximity to 
universities, employment centers, and rental residential units. 

› Limited housing stock for families and seniors and a higher cost of 
housing relative to other parts of the City.  

Five Points/Inside-the-Beltline Neighborhoods 

› Larger proportions of middle-aged adults (35–54) and school-age 
children.  

› Mix of older adults aging in place alongside younger families moving in. 

Northern Subareas 
› Higher shares of children and teenagers, reflecting newer suburban-style 

developments attracting young families. 

› Some block groups with higher-income, middle-aged households. 

Eastern and Southeastern Subareas 
› More balanced age distribution, often with larger shares of working-age 

adults (25–44). 

› May reflect longer-established households with multiple generations 
present. 

Western Growth Areas (near Research Triangle Park/Brier Creek) 
› Strong representation of working-age adults (25–44), reflecting 

connection to tech, research, and medical employment hubs. 

› Growing presence of young children as these areas mature into family-
oriented neighborhoods. 

Older Peripheral Neighborhoods 

› Higher proportion of older adults (65+), indicating aging-in-place 
dynamics in long-established residential areas. 

Raleigh’s population is growing across generations. 
The largest increases since 2010 have occurred 
among Baby Boomers (ages 60-80) and Millennials 
(ages 28-43). This aligns with national population 
trends. Nearly half of population growth occurred 
among residents aged 50-74. The number of 
households headed by residents aged 60 and older 
is increasing, but this growth is occurring at a slower 
rate than Wake County overall. Spatially, Northern 
subareas have higher concentrations of older 
householders, while centrally located subareas have 
a greater share of younger householders. 

Language 

The City of Raleigh’s limited-English-proficiency (LEP) 
population has increased since 2009, particularly on 
the east side of Raleigh. Of LEP households in 
Raleigh, the most common language spoken is 
Spanish. The majority of these residents live in South 
and East Raleigh.  

Population by Age Group/Generational Share 

 
Source: ACS 5-Year Estimates, SB Friedman 
 

2013-2023 Households by Age of Householder 

 

Source: ACS 5-Year Estimates, SB Friedman 
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2009 Median Age  2023 Median Age 

 

 

  
Source: 2009 ACS 5-Year Estimates  Source: 2023 ACS 5-Year Estimates 
 
 
 
Note: Census block group boundaries have changed since 2009, making it difficult to make direct comparisons. The data generally show an increase in population inside the I-440 Beltline and south of Downtown. Also note that in 2009, Umstead Park was not a unique block group as it 
is now, so the 2009 map shows population in that area. The 2023 map accurately reflects the lack of population as Umstead Park is a separate block group.  
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2009 Limited English Proficiency Population  

 
Source: 2009 ACS 5-Year Estimates 

 
Note: Census block group boundaries have changed since 2009, making it difficult to make direct comparisons. The data generally show an increase in population inside the I-440 Beltline and south of Downtown. Also note that in 2009, Umstead Park was not a unique block group 
as it is now, so the 2009 map shows population in that area. The 2023 map accurately reflects the lack of population as Umstead Park is a separate block group.  

2023 Limited English Proficiency Population 

 
Source: 2023 ACS 5-Year Estimates 
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Household Type and Composition 

Household growth has increased by 42,200 households since 2010. 
Due to a declining average household size, from 2.35 persons to 
2.30 persons, household growth has outpaced population growth. 
This reduction is consistent with national demographic trends: the 
average age for first-time parents has been increasing over time, 
and an increasing share of individuals are having fewer children. 
Households without children increased by 36%, while households 
with children increased by only 7%. Single-person households and 
non-family households are the fastest growing household types. 

Housing Tenure 

Since 2013, the share of renter households increased from 46% to 
just under 50% in 2023. This trend is consistent with growth of one-
person and non-family households. It could also reflect increasing 
housing costs that make renting a more common entry point for 
many residents. 

 

2010 and 2023 Share of Households by Type  Household Types 

 

 

 

  Source: ACS 5-Year Estimates, SB Friedman 
Source: ACS 5-Year Estimates, SB Friedman   

2013-2023 Raleigh and Wake County Households by Tenure   

 

  

Source: ACS 5-Year Estimates, SB Friedman   
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3 
Land Use 

 

 

 

In the 1950s, Raleigh consisted of roughly 15 square miles. 
Today, the City spans more than 140 square miles. 
Raleigh’s land use is defined by an expansive suburban 
footprint and a growing number of dense, mixed-use 
centers. The 2030 Comprehensive Plan, adopted in 2009, 
established a growth framework intended to focus new 
development along key corridors and centers. Since 
adoption of the Plan, development has generally followed 
this framework but is more concentrated in designated 
areas than the 2030 plan envisioned. This chapter 
summarizes existing land use conditions and development 
patterns, including shifts toward more infill and transit-
oriented development. The analysis in this chapter is 
supported by analysis from SB Friedman Development 
Advisors (detailed market analysis in appendix).  

Key Takeaways 
› Raleigh is shifting from outward suburban expansion to inward, 

transit-aligned growth. The City’s development patterns have shifted 
from greenfield subdivisions to redevelopment and mixed-use growth 
within its existing footprint. Recent trends in development, zoning 
approvals, and City policies emphasize the importance of a multi-nodal 
network, anchored by Downtown and including other nodes like North 

Hills, Crabtree Valley, Brier Creek, Triangle Town Center, and the Village 
District. 

› Raleigh has applied transit-supportive zoning along future Bus 
Rapid Transit corridors. Policies have been developed to align Raleigh’s 
Comprehensive Plan with the Wake County Transit Plan. This includes 
incorporating provisions for BRT corridors. These policy changes are 
influencing growth patterns: more than 80% of Raleigh’s active mixed-
use development pipeline is now located within a half-mile of a 
proposed BRT route. 

› Office, retail, and industrial markets are restructuring. Rising office 
vacancies in some submarkets and aging strip retail along older 
corridors offer opportunities for adaptive reuse. 

› The City still has large tracts of developable land. The largest amount 
of developable land is concentrated in East and Northeast Raleigh, 
particularly between US 1 and US 401 and near I-540. A few large, 
developable parcels are also found in West Raleigh and South Raleigh 
near I-40. 26% of Raleigh’s land is undeveloped. 

› Mixed-use and compact development are becoming more popular. 
Raleigh is transitioning from low-scale, disconnected land uses to more 
mixed-use, compact, and sustainable urban forms. This reflects 
intentional policy-making and is evidenced through trends in building 
permits, concentration of development plans, rezonings, and the impacts 
of transit-oriented planning.  

 

To support this analysis, SB Friedman divided Raleigh into 17 residential 
subareas that capture differences in market conditions, demographic patterns, 
and physical barriers. These subareas range from approximately 8,000 to 
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17,500 households (2023) and largely align with census block group 
boundaries and the Urban Service Area. These are shown on page 22. 

Existing Land Use Inventory 
Raleigh’s land use pattern is predominantly residential, with low- and medium-
density neighborhoods covering most of the City’s developed area. These 
residential areas are interspersed with commercial corridors, neighborhood 
mixed-use centers, and emerging higher-density nodes along major 
transportation corridors and near Downtown. Industrial and employment uses 
are primarily focused along freight rail lines and key corridors like Atlantic 
Avenue. Parks and open space are scattered throughout, with larger footprints 
near the fringes. State-own land, like Umstead State Park, is in West and 
Southwest Raleigh. This distribution generally reflects national trends of 
suburban growth, with gradual infill and mixed-use development in central 
areas.  

Development and Land Use Capacity 

The Redevelopable Land Map on the next page shows redevelopable 
parcels, aggregated by block group, and displayed as the number of 
redevelopable acres per square mile in each block group. This land is 
concentrated along major transit corridors and growth centers identified in 
the City’s Growth Framework Map, with the largest concentrations in East 
and Northeast Raleigh. Additionally, 26% of the City’s total acreage is 
undeveloped. 

While a significant amount of development has occurred since 2009, the 
City still has a substantial amount of developable land, including 
undeveloped/underdeveloped and redevelopable parcels. Much of this land 
is concentrated in East and Northeast Raleigh, particularly between US 1 
and US 401 and near I-540. A few large developable parcels are also found 
in West Raleigh and South Raleigh near I-40.  

Land Use Summary Table 

Category # of Parcels % of Parcels # of deeded acres % of deeded acres 
Residential 132,130 89.3% 49,181.18 40% 
Commercial 3,184 2.2% 7,013.19 6% 
Institutional and 
Public 

2,062 1.4% 40,086.04 33% 

Industrial 1,101 0.7% 3,556.42 3% 
Other Exempt 1,179 0.8% 4,199.10 3% 
Open 420 0.3% 6,384.08 5% 
Vacant 6,839 4.6% 8,391.59 7% 
No Value 1,082 0.7% 3,203.99 3% 
Total 147,997  122,015.59  
 
Source: Raleigh Planning 

Existing Land Use 

 
 
Source: Raleigh Planning 
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Development Trends 

Spatial Patterns of Growth and Change 

In 2013, Raleigh adopted its Unified Development Ordinance (UDO). The 
UDO contains land use and development regulations, which operationalize 
the policies of the 2030 Comprehensive Plan. In 2021, key updates to the 
UDO included streamlined review processes for rezonings and permits, the 
introduction of mixed-use districts, and expanded housing options, 
including missing middle housing like duplexes and triplexes.13 Following 
the adoption of the UDO, Raleigh updated its zoning map, focusing 
especially on zoning designations, or “legacy districts”, from the old code 
that did not have a direct equivalent under the new UDO. Legacy districts 
account for approximately 30–35% of the City’s land area, primarily 
commercial, institutional, and multi-family zones.14 Additionally, various 
Downtown districts are allowed to build up to 40 stories.  

Since the 2010s, Raleigh’s development pattern has shifted markedly from 
new suburban expansion to infill development, or redevelopment of parcels 
within the existing City footprint. This can be seen through trends in 
building permits, concentration of development plans, and rezoning. After 
the 2011 Annexation Reform Act, the number of new-construction permits 
dropped by two-thirds while permits for existing structures increased in the 
following decade. 

Raleigh’s parcels are 89.3% Residential, 4.6% Vacant, 2.2% Commercial,  
1.4% Institutional and Public, 0.3% Open Space, and 0.7% Industrial. Deeded 
acreage is 40% Residential, 33% Institutional and Public, 7% Vacant, 6% 
Commercial, 5% Open Space, and 3% Industrial. 

 

 
13  City of Raleigh, Unified Development Ordinance 

Trends in Development Type 

Since the adoption of the 2030 Comprehensive Plan in 
2009, Raleigh has experienced a broad shift in its 
development patterns, balancing Downtown 
reinvestment, suburban reinvention, and continued 
greenfield expansion. In the 2000s, new construction 
permits added nearly 47,000 housing units, consistent 
with the City’s annexation-driven growth model. After 
the 2011 Annexation Reform Act, however, the 
number of new-construction permits dropped by two-
thirds, while permits for existing structures surged.  

A shift in Raleigh’s development trends began in 2021 
when the City Council approved major amendments 
to its UDO. The City changed allowable building types 
in certain districts, allowing duplexes, triplexes, 
quadplexes, townhomes, and tiny houses in 
neighborhoods previously limited to single-family 
homes. The term “missing middle” refers to housing 
types between detached single-family homes and 
large apartment buildings that are more accessible 
and often more affordable than detached single-
family homes. 

Residential Development 

Single-family detached housing remains the largest 
share of housing stock in Raleigh, but it has decreased 
from 48% in 2013 to 44% in 2023. Between 2009 and 
2025, 19,188 single family homes, 121 apartment 
buildings, and 87 missing middle housing types were 
built in Raleigh. From 2013 to 2023, Raleigh gained 
39,300 housing units, 18,800 of which were 
multifamily and 8,800 were single-family attached. 
Since 2021, 526 missing middle units were 
constructed and the pipeline includes 2,640 approved 
units and 1,729 units under review.15 

A significant amount of the new single-family home 
development occurred north of Downtown and inside 
the I-440 Beltline. Apartment complexes built since 
2009 are generally concentrated in and around city 
growth centers, indicating a shift towards mixed-use 
development. A smaller number of duplexes have 
been developed, all outside of the city growth centers. 

14  City of Raleigh, Unified Development Ordinance 

 

15  City of Raleigh Missing Middle Metrics: Updated on September 1, 2025 

Building Permits by Decade and Work Type 

Year Work Type Permits 
Housing 

Units 
Total Sq Ft 
(millions) 

2000 New  35,299 ~47,317  120  
2000 Existing  37,468 ~44,742  87  
2010 New  11,789 ~30,813  62  
2010 Existing  40,631 ~165,463  65  
2020 New  10,045 ~15,652  13.6  
2020 Existing  18,416 ~32,821  11  

Data only partial (through 2023/2024).  
Source: Raleigh Planning 

 Redevelopable Land 

 

 
 Source: Raleigh Planning 
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Units by Type 

The pace of housing development has increased in recent years. On 
average, 7,200 housing unit permits were issued annually from 2021 to 
2023, compared to 3,100 annually from 2014 to 2020. During this period, 
77% of all housing units permitted were multifamily units.  

Multifamily units comprised an especially large share of total units 
permitted from 2010 to 2023 in certain subareas, including Atlantic Avenue 
(85% multifamily), the Warehouse District (89% multifamily), and Downtown 
(90% multifamily). Other subareas predominantly permitted single-family 
homes during this period. These included North Creedmoor Road (64% 
single-family), Northeast Raleigh (64%), and Southeast Raleigh (60%). 

Office Development  

Office properties are concentrated within key job centers, as designated in 
the market analysis prepared by SB Friedman. These centers include areas 
such as Downtown, North Hills, UNC Rex, Glenwood Avenue, and Wake 
Forest Road. 83% of office rentable building area (RBA) is located within 
thirteen distinct subareas.  

Pandemic Effects 

The pandemic accelerated a shift in office space use in Raleigh. In-person 
work hasn’t fully returned to pre-pandemic levels. Downtown experienced a 
decrease from just over 47,000 daily workers in 2019 to just over 41,000 in 
2024. Citywide, the share of workers physically in the office decreased by 
more than 10%. This means lower demand for traditional office footprints 
and slower leasing activity. New office development has begun to rebound, 
but with many employees still working hybrid schedules, more space is 
sitting vacant. 

Submarket Analysis: Leasing & Vacancy 

Across Raleigh, vacancy rates have climbed even as new buildings have 
come online. Office deliveries increased sharply in 2023 and 2024, reaching 
over 1.4 million square feet in 2024, but the vacancy rate increased with it. 
In 2024, the vacancy rate was 12%, the highest it’s been in more than a 
decade. Downtown continues to be the largest office submarket, with over 
10 million square feet of space and 27% of all new office development since 
2010. It also accounts for the largest share of vacant space. Northern and 
Northwestern nodes like Glenwood Avenue, North Hills, Six Forks, and Wake 
Forest Road have substantial office inventories with generally between 11% 
and 17% vacancy. In contrast, areas like Route 1 and some aging suburban 
office parks have vacancy rates exceeding 20%. Looking ahead, nearly half 
of all pipeline office development is still planned for Downtown, which 

could signal investor confidence in walkable, mixed-use districts even with 
many residents still working in hybrid environments. 

 

 

 

2010 and 2023 Housing Permit Trends 

 
Source:  Raleigh Planning, SB Friedman 

 

2010 and 2023 Work from Home 

 
Source: ACS 5-Year Estimates, SB Friedman 

Office Nodes, Office Development Activity by Node 

 
Source: CoStar retrieved on September 5, 2025, SB Friedman 
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Commercial Development  

Overall Retail Market 

Raleigh has added approximately 3.3 million square feet of retail space 
since 2010. Retail space is distributed across both major centers and 
corridors, with approximately 27% of inventory located outside designated 
retail subareas. While new construction has fluctuated over time, with major 
peaks in 2011, 2015, and 2019, recent years reflect more incremental growth 
and a shift toward reinvestment and infill. Retail square footage per capita 
has declined from 78 to 69 square feet per-resident since 2010, indicating 
that population growth is outpacing retail development. 

Consumer Demand 

Retail performance varies significantly by geography, largely driven by 
household income and spending power. The market analysis indicates the 
strongest purchasing power in in Central and Northwest Raleigh. These 
areas benefit from high median household incomes and dense residential 
bases. In contrast, areas in South and Southeast Raleigh reflect lower retail 
spending potential. 

Retail Supply 

Raleigh’s retail inventory consists of a network of 22 primary retail nodes, 
ranging from regional centers to smaller community-serving clusters. Major 
nodes such as Downtown, New Bern Avenue, Wake Forest Road, North Hills, 
and Capital Boulevard each contain over 1 million square feet of retail 
space. 

Retail development has occurred in waves. The City experienced strong 
delivery years in 2011, 2015, and 2019, each exceeding 350,000 square feet 
of new retail. In contrast, post-2020 development has been more modest 
reflecting economic uncertainty and shifts toward e-commerce and mixed-
use development. Looking ahead, the retail pipeline remains constrained, 
with most new retail occurring as small-scale infill.,  

Regional Retail: > 1 Million Square Feet 

Retail in Raleigh generally follows a pattern of large regional shopping areas 
near major roads and highways, mid-sized community centers that serve 
nearby neighborhoods, and smaller walkable retail districts closer to the 
City’s core. Regional centers like Crabtree Mall, Triangle Town Center, North 
Hills, and Brier Creek draw shoppers from across the City and region 
because of their size, visibility, and access to transportation corridors. 

Community Retail: 500 Thousand – 1 Million Square Feet 

Community retail areas such as Village District and Six Forks Station serve 
everyday household needs and sit in the middle of this hierarchy—not as 
large as regional malls but large enough to draw consistent traffic.  

Food Retail 

Grocery stores in Raleigh are concentrated along major corridors such as 
Capital Boulevard, Glenwood Avenue, and New Bern Avenue, with 
additional clusters around regional centers like Brier Creek and Triangle 
Town Center. USDA and Wake County identify several census tracts as food 
deserts, where residents face both lower incomes and reduced mobility. 

Southeast Raleigh had the greatest number of people who were located 
more than one mile away from their nearest supermarket. 

 

 

 

 
Food Deserts in Low-Income Communities 

 
Source: USDA Food Access Research Atlas 

 

2013 and 2023 Retail Inventory per Capita 

 
Source: ACS 1-Year Estimates, City of Raleigh, Decennial Census, SB Friedman 

 

Retail Nodes 

 
Source: CoStar retrieved on September 5, 2025, SB Friedman 
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Retail Strips 

Many older commercial corridors like Capital 
Boulevard and New Bern Avenue still function as 
strip retail. These areas don’t perform at the same 
level as regional centers and they tend to have 
higher vacancy rates. However, they are 
important because they provide basic goods and 
services to communities that might not have 
access to major centers or walkable districts.  

Walkable Retail 

In Downtown and other central areas like 
Hillsborough Street and Village District, walkable 
retail is becoming stronger as more people live, 
work, and shop in the same general area. 
Proximity to housing, transit, and employment 
generally helps these areas have high rental rates 
and relatively low vacancy rates. 

2023 Market Position Index  Current Retail Pipeline   

 

 

 

  

Note: Retail Market Position Index is calculated as the median household income multiplied by total households 
divided by acreage for a one-mile radius of each retail subarea. Subareas 23, 24, and 25 were added for this 
analysis to capture market position of smaller retail clusters in the eastern portions of Raleigh. 

Source: ACS 5-Year Estimates, Esri Business Analyst, SB Friedman 

 Note: Retail pipeline includes proposed projects and projects under construction.  

 

Source: CoStar retrieved on September 5, 2025, SB Friedman 

  



City of Raleigh Key Trends Report 

22 

 

Industrial Development 

There are approximately 32 million square feet of industrial real estate in 
Raleigh, two million of which were built since 2010. Many industrial 
properties are located along the CSX and Norfolk Southern rail rights-of-
way, which traverse the City and connect it to the broader freight rail 
network. Sixty percent of Raleigh’s total industrial is distribution-related, 
including warehouses, trucking centers and other logistics-related property.  

Half of industrial real estate is located in subareas that include freight rail 
corridors. Atlantic Avenue, which includes the CSX rail-right-of-way, has 7.6 
million square feet of industrial space. Downtown, Falls River, West Raleigh, 
Southwest Raleigh, and South Central Raleigh, which also have primary 
access to freight rail, also include significant industrial square footage.  

As freight has shifted more to trucking in the last 50 years, industrial 
clusters have emerged in strategic locations along the interstate highway 
network. The I-540/US-70 interchange in Northwest Raleigh, and the I-
440/I-87 interchange in Southeast Raleigh are two such areas. They 
collectively comprise 6.5 million square feet of industrial development.  

 

 

2024 Inventory Industrial Rentable Building Area (RBA) by Subarea   

 
   
Industrial Inventory  

Subareas 

 

 

 
 Source: CoStar retrieved on October 14, 2025, SB Friedman  Sources: ACS 5-Year Estimates, SB Friedman 
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Rezoning Trends 

Recent rezoning trends in Raleigh reflect a strong push toward 
infill and redevelopment, with activity concentrated in several key 
geographies: Downtown, the Hillsborough Street corridor, and 
areas within emerging Bus Rapid Transit (BRT) corridors.16 
Downtown rezonings have allowed for high-scale mixed-use 
districts such as DX-20 and DX-40, which permit heights up to 20 
and 40 stories.  

Along major transit corridors, Raleigh has created Transit Overlay 
Districts (TODs) covering parcels within roughly one-quarter mile 
of planned BRT routes. TOD zoning promotes compact, walkable 
development by encouraging a mix of uses and requiring 
pedestrian-oriented design features, while also integrating 
bicycle and streetscape improvements. These rezonings are 
influencing growth patterns: more than 80% of Raleigh’s active 
mixed-use development pipeline is now located within a half-
mile of proposed BRT routes.17 Mixed-use allows multi-family 
housing to integrate with work, shop, and play in a walkable, 
transit-accessible environment 

Along Hillsborough Street, rezonings have supported student 
housing, mixed-use towers, and retail development serving NC 
State University and surrounding neighborhoods. In older 
suburban corridors, rezoning petitions are increasingly tied to 
the conversion of aging shopping centers and commercial strips 
into mixed-use districts, consistent with Comprehensive Plan 
policies to retrofit suburban corridors and centers into walkable 
mixed-use spaces.  

 

 
16  City of Raleigh Rezoning Cases Map 

 

Growth Framework and Urban Form 
The Growth Framework Map establishes the City’s long-term 
geographic structure, identifying the centers, corridors, and 
districts where Raleigh intends to focus growth and the areas it 
seeks to preserve. Unlike the parcel-level zoning map, the 
Growth Framework Map operates at a citywide scale, providing 
a conceptual roadmap that ties together land use, 
transportation, infrastructure, and environmental priorities. It 
was first introduced with the 2030 Comprehensive Plan as a 
response to decades of outward suburban expansion.  

At the heart of the Growth Framework Map are two key 
elements: 

› City Growth Centers: Places like Downtown, North Hills, 
and Crabtree Valley are identified as high-intensity mixed-
use hubs where jobs, housing, retail, and cultural activities 
should concentrate. These centers are designed to absorb a 
significant share of Raleigh’s population growth while 
fostering vibrant, walkable environments. 

› Growth Corridors: Major transportation routes such as 
New Bern Avenue, Capital Boulevard, and South 
Wilmington Street are designated as corridors for transit-
oriented development. These corridors are planned to 
support higher densities, missing middle housing, and 
mixed-use redevelopment, often tied to the planned BRT 
network. 

 

17 GoRaleigh BRT Plans 

Growth Framework 

 
 
 
Source: Raleigh Planning 
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Downtown Raleigh 
Downtown Raleigh has experienced transformative development over the past 
two decades. Since 2015, the Downtown population has increased by 101%, and 
$8.3 billion has been put in the development pipeline.18 Downtown is seeing 
several parcels rezoned to allow taller building heights and mixed-use 
development. Since 2015, Downtown Raleigh has added 5,970 new housing units, 
with 1,259 units under construction, and 6,444 units planned as of 2025.19 Of the 
71 projects either completed since 2023, currently under construction, or 
planned, approximately 40 of them are mixed-use residential projects. 20 
Additionally, the Warehouse District, where Raleigh Union Station is located, is 
set to add more units than any other Downtown district. 21 

Raleigh Union Station opened in 2018 as a modern transportation hub. With the 
opening of RUS Bus, a bus transfer station at Raleigh Union Station, in 2025, the 
hub provides direct access to Amtrak’s intercity services, planned commuter rail, 
intercity bus carriers, and local GoRaleigh and GoTriangle routes. Development 
around Raleigh Union Station has capitalized on this accessibility. The Dillon 
Building set the stage for high-rise residential, office, and retail projects, while 
subsequent investments have brought thousands of additional housing units into 
the Warehouse District pipeline. 

Downtown Raleigh Statistics 

Type 
Completed Since 

2015 
Under 

Construction 
Planned and 

Proposed 

  Projects 90 10 40 
Investment $3,161,908,161 $1,535,900,000 $3,621,631,730 
Square Feet 
Office Space 

1,984,089 22,800 368,392 

Residential 
Units 

5,970 1,259 6,444 

Hotel Rooms 931 204 1,412 
SF Retail 662,538 66,093 253,624 

Source: Downtown Raleigh Alliance: State of Downtown Raleigh 2025 

Growth Centers 

Beyond Downtown, the Comprehensive Plan identifies several secondary 
regional centers that function as high-intensity mixed-use hubs. North Hills 
(Midtown Raleigh) has evolved from a suburban shopping mall into a major 
mixed-use district featuring high-rise residential towers, offices, retail, and 
entertainment. As one of the region’s largest mixed-use districts, North Hills 
contains 3,000 residential units, 2 million square feet of office, and 1.2 
million square feet of retail across its campus, with additional 
height/rezoning activity underway in the Main and Lassiter districts. 
Ongoing projects such as The Eastern residential tower and the Main District 
expansion reflect Midtown’s continued role as a growth anchor north of 
Downtown. This consists of including a 12-story residential tower plus 
346,000 square feet of new office in two buildings and 100,000 square feet 
of ground-floor retail, reinforcing the district’s role as a true live-work-play 
center.22, 23 

Crabtree Valley, located in northwestern Raleigh along the I-440 Beltline, 
remains a significant retail destination and is positioned to transition into a 
more mixed-use regional center, though redevelopment has progressed 
more slowly than in North Hills. The recent Crabtree Terrace project 
delivered 145,000 square feet of Class A office and 28,000 square feet of 
retail in 2019, and the mall’s new ownership (2025) has announced $60 
million in near-term reinvestment while exploring longer-term 
redevelopment options – consistent with the area’s adopted planning 
guidance for offices and medium-scale housing. 24 25 

The Village District (formerly Cameron Village) continues to serve as a 
vibrant, centrally located commercial hub, balancing retail with opportunities 
for additional mixed-use and residential infill. As a historic mixed-use center, 
development continues to intensify through targeted infill, creating a new 
hotel and apartment building. The Berkshire Village District added 295 
apartments and over 28,000 square feet of ground-floor retail in a five-story 
mixed-use building. This serves as an example of incremental densification 
that supports a walkable and centrally located hub. 26, 27 

Brier Creek, located in Northwestern Raleigh, is a suburban regional 
employment center historically characterized by large-format shopping 

centers and office parks. In recent years, however, the City’s area 
planning framework and ongoing private-sector reinvestment have 
facilitated infill and retrofit development, like Brier Creek Commons. 
This type of development is gradually shifting the community away 
from autocentricity towards higher-density mixed land use patterns 
and pedestrian connectivity.  

Triangle Town Center, a conventional suburban mall located at the 
intersection of Capital Boulevard (US 1) and I-540, is a potential 
terminus for a future BRT line and is well-positioned for future transit-
oriented development. Although the property currently hosts surface 
parking and low-density commercial pads, New York-based real 
estate developer Summit Properties USA purchased the mall in 2024 
with the intention to focus on redevelopment projects and capital 
improvements, signaling future investment in alignment with 
Raleigh’s long-range policy direction: prioritizing the integration of 
land use and transportation near major trip generators.28 

Community and Neighborhood Centers 

Raleigh’s framework also recognizes the importance of community 
and neighborhood-scale centers, many of which are transitioning 
from aging strip retail centers into walkable, mixed-use hubs. Policies 
in the 2030 Comprehensive Plan support the redevelopment of 
underutilized shopping centers into vibrant, pedestrian-friendly 
districts with housing, services, and transit access. 

Examples include: 

› Redevelopment activity along Capital Boulevard, where former 
industrial and retail parcels are being converted into housing and 
mixed-use projects. 

› The emerging West End corridor in the Warehouse District near 
Dix Park, the Raleigh Convention Center, and Red Hat 
amphitheater, is evolving into a major residential and 
entertainment district. 

› Community-serving centers along Blue Ridge Road and Western 
Boulevard, where proximity to employment centers and BRT 
corridors is shaping new development opportunities. 

 

 
18  Downtown Raleigh Alliance 2025 State of Downtown Report 
19  Ibid 
20  Ibid 
21  Ibid 
22  Visit North Hills, The Eastern. 

23  “Kane Realty returns with rezoning for North Hills,” Axios Raleigh, July 23, 2025. 
24  Crabtree Terrace, project details reported in Triangle Business Journal, 2019. 
25  “Crabtree Mall’s new owner invests $60M,” Axios Raleigh, July 2025. 
26  City of Raleigh. Rezoning Cases and Major Site Plans: Village District, 2023. 

27  City of Raleigh. 2030 Comprehensive Plan Update. Raleigh, NC: City of Raleigh 
Planning Department, 2022. 

28  https://www.newsobserver.com/news/business/real-estate-
news/article296813199.html 
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Raleigh Business Alliances 

Business alliances are locally focused organizations that 
support small, independent businesses by connecting them to 
resources, relationships, and opportunities across the City. 
Through partnerships with the City and the broader business 
ecosystem, these alliances help strengthen entrepreneurship, 
encourage innovation, and contribute to a vibrant local 
economy.  

While each alliance has its own focus and approach, they 
commonly support businesses through: 

› Vendor events and business directories 

› Marketing, promotion, and advertising support 

› Networking, partnerships, and workforce or business 
training 

› Research, planning, and advocacy on behalf of local 
businesses. 

Together, Raleigh’s Business Alliances play a key role in 
helping small businesses grow, collaborate, and thrive. 

Business Alliances 

 
Source: Raleigh Economic and Social Advancement Department 

 



City of Raleigh Key Trends Report 

26 

 

Frequent Transit Network 

Raleigh’s centers-and-corridors framework emphasizes that the City’s future 
growth cannot be understood solely through its nodes of activity; it is equally 
defined by the corridors that connect them. Corridors serve as the “connective 
tissue” of the urban structure, linking Downtown, regional centers, and 
community-scale hubs into a coherent network. They are also the focus of 
Raleigh’s Frequent Transit Network and the City’s BRT system, which includes a 
network of fixed route bus lines with 15-minute service and four BRT corridors 
radiating North, East, South, and West from Downtown (shown on the next 
page).29 Together, these provide the foundation for transit-oriented 
redevelopment. 

Historically, many of these corridors developed as auto-oriented commercial 
strips—lined with strip malls, warehouses, and big-box retail that sprawled 
outward in the latter half of the twentieth century. While these land use patterns 
met the needs of a car-dependent era, they left behind fragmented pedestrian 
environments and large expanses of underutilized land. Today, guided by the 
2030 Comprehensive Plan and subsequent rezonings, these same corridors are 
being re-envisioned as walkable, transit-supportive boulevards, designed to 
concentrate growth where infrastructure and mobility investments are 
strongest.30 

Major Growth Corridors 

New Bern Avenue Corridor 

Stretching east from Downtown through some of Raleigh’s most transit-
dependent neighborhoods, New Bern Avenue is a cornerstone of the City’s BRT 
strategy. Reconfiguration of the roadway for BRT will include dedicated bus lanes, 
additional sidewalks, and other first and last mile improvements. Transit overlay 
zoning encourages denser, transit-supportive development along the corridor. 
Since 2015, more than 2,500 housing units have been permitted within a half mile 
of the corridor, representing nearly 20% of all multifamily units citywide during 
this period31.  

The City has made a series of strategic investments along the corridor. These 
include the East College Park redevelopment, Duplex Village, and the former 
DMV site, each of which will play a role in advancing affordable housing, 
economic development, and transit-oriented development. The East College Park 
redevelopment repurposes aging commercial parcels into a mixed-use 
community that includes affordable housing, commercial space, and a bus 
station. Duplex Village, acquired by the City in 2021, is planned for affordable 
housing. The City’s acquisition of the former DMV site in 2024 represents one of 

 
29  City of Raleigh. 2030 Comprehensive Plan Update. Raleigh, NC: City of Raleigh Planning 

Department, 2022 
30  City of Raleigh. Comprehensive Plan Annual Progress Report, FY2022. Raleigh, NC: City of Raleigh 

Planning Department, November 2023 

the City’s largest investments. Informed by extensive community engagement 
and a market analysis, this redevelopment will leverage its location along the BRT 
route while honoring the history of the corridor. Together, these investments 
underscore the City’s commitment to equitable growth and reinvestment along 
transit-rich corridors. 

Western Boulevard Corridor 

Western Boulevard connects Downtown Raleigh to NC State University, the State 
Fairgrounds, and Cary, serving as both an institutional and residential spine. 
Redevelopment along this corridor is increasingly shaped by student housing 
demand, institutional partnerships, and transit investments. Over 1,800 new units 
have been approved along the corridor since 2015, with mixed-use student 
housing projects dominating the pipeline.32 Much of this activity was enabled by 
the application of a transit overlay district (TOD), which allows and encourages 
mid-rise development around station nodes. With a planned BRT route, Western 
Boulevard is poised to become a model of higher-scale, mixed-use development 
that leverages its role as a regional connector.  

South Wilmington Street Corridor 

This corridor has historically been defined by industrial and commercial uses 
south of Downtown, but its role is changing rapidly. Rezoning and 
redevelopment activity linked to Dix Park, Union Station, and nearby transit-
overlay districts have positioned South Wilmington Street as a key site for new 
multifamily housing, retail, and employment space. Between 2018 to 2023, more 
than 1.5 million square feet of residential and mixed-use floor area were entitled 
along the corridor, concentrated near Dix Park and Union Station South. Its 
transformation highlights how former industrial corridors can be reimagined as 
mixed-use extensions of the urban core. 

Capital Boulevard Corridor 

Capital Boulevard is largely auto-oriented and dominated by strip retail and light 
industrial parcels. Its designation as a growth corridor and proximity to 
Downtown position Capital Boulevard for a gradual transition into a mixed-use, 
transit-ready environment. Since 2020, roughly 1,200 multifamily units have been 
entitled along the corridor, many on underutilized big-box and retail 
parcels.33Redevelopment potential along Capital Boulevard will be central to 
Raleigh’s long-term strategy of accommodating accessible and equitable growth 
within its existing footprint.34 

31   City of Raleigh, Building Permits Dataset, 2015–2023 
32  City of Raleigh, Building Permits Dataset, 2015–2023 
33  CityIbid 
34  City of Raleigh. Capital Blvd. North Corridor Study 

Other Secondary Corridors 

Several other corridors—including Hillsborough Street, with its 
university orientation, and Blue Ridge Road, with its proximity to 
regional employment and cultural anchors—also play critical 
roles in the growth framework. These corridors accounted for 
nearly 10% of all rezoning cases approved since 2016. With its 
alignment with the planned Western BRT corridor, the Blue Ridge 
Corridor’s aging industrial properties and low-density uses are 
targeted by the City for redevelopment. The corridor’s potential 
for transit-integration and infill development positions it for 
transformation into a walkable, mixed-use growth center.  

More than 80% of Raleigh’s active multifamily pipeline is within a 
half-mile of a planned BRT route.35 Four BRT corridors (seen on 
next page) radiating north, east, south, and west from 
Downtown, and a network of fixed route bus lines with 15-
minute service. This concentration demonstrates how 
transportation investment is directly shaping development 
patterns, reinforcing the Comprehensive Plan’s goal of linking 
growth with transit and creating a more sustainable, polycentric 
urban form.36 

 

35  City of Raleigh Rezoning Cases Map 
36  GoRaleigh. Bus Rapid Transit (BRT) Plans. Raleigh, NC: City of Raleigh Transit 

Division, accessed 2025 
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Urban Form Map 

The Urban Form Map (UFM) shows how Raleigh organizes growth, not only 
by location, but by the type of development and its relationship to the 
public realm. The UFM was adopted as part of the 2030 Comprehensive 
Plan. It reflects a shift from regulating land use alone to shaping urban 
form. This shift includes placement, frontage, and how development 
engages streets, sidewalks, and surrounding neighborhoods. 

The UFM establishes a framework of centers and corridors where different 
forms of development are anticipated over time. With these areas, zoning 
and frontage standards are used to guide how buildings orient to streets, 
how parking is accommodated, and how pedestrian environments are 
created. Urban, hybrid, and suburban frontage types are applied based on 
context, allowing development patterns to respond to varying levels of 
intensity, multimodal access, and surround land uses. 

Rezoning trends and development patterns since 2009 have shifted to 
generally align with the UFM. Higher-intensity and mixed-use development 
is concentrating within the mapped centers and along key corridors, and 
within BRT and Frequent Transit Areas. Lower-intensity development 
remains focused outside of the centers and corridors where a suburban 
frontage and more auto-oriented designs prevail. 

› Corridor Types: The UFM distinguishes between corridors that should 
evolve as “urban thoroughfares”, encouraging multiple modes, “parkway 
corridors”, accommodating auto-oriented travel, and “main streets”, 
accommodating pedestrian-oriented retail and lower-scale 
development. It also provides guidance on corridors that should 
transform into transit emphasis corridors, designed for walkability, 
transit access, and mixed-use redevelopment connecting city growth 
centers. 

› Center Types: Growth centers are further differentiated by scale and 
form. For example, Downtown is mapped for high-rise, regional-scale 
intensity, while neighborhood centers may be mapped for mid-rise, 
community-scale development that blends into surrounding residential 
areas. 

 

 

Urban Form 

 
Source: Raleigh Planning 
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Future Land Use Map 
The Future Land Use Map (FLUM) provides the geographic framework to guide 
the City’s land use policies and development decisions. The map was adopted as 
part of the 2030 Comprehensive Plan. The FLUM is used to help determine 
whether proposed changes to zoning are consistent with the Plan. Where zoning 
maps establish detailed requirements for setbacks, height, use, parking, and other 
attributes, the FLUM recommends a range of potentially appropriate land uses 
and intensities. 

The FLUM supports a growth strategy that has shaped the City’s development 
patterns over the last two decades:  

› Shift Toward Mixed-Use and Compact Development: Raleigh is transitioning 
from low-scale, disconnected land uses to more mixed-use, compact, and 
sustainable urban forms. This shift aims to support efficient public services, 
enhance transportation networks, preserve open spaces, and reduce the 
negative impacts of low-intensity development. 

› Integration with Transit Infrastructure: Policies have been developed to align 
Raleigh’s Comprehensive Plan with the Wake County Transit Plan. These 
include incorporating provisions for BRT corridors and planned commuter rail 
service, promoting transit-oriented development, and revising policies to 
better reflect the importance of transit in future planning.  

› Infill and Redevelopment Initiatives: Raleigh has been championing infill 
development and the revitalization of underperforming commercial corridors. 
Newer policies encourage the redevelopment of these areas to complement 
economic development efforts and improve the overall urban environment. 

 

Future Land Use 

 
Source: Raleigh Planning 
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4 
Transportation and Mobility 

 

 

 

Raleigh’s transportation network is shaped by rapid 
population growth, shifting travel behaviors, and evolving 
land use patterns. This chapter examines how people 
move throughout the City and highlights key trends in 
driving, transit use, biking, and walking. It also discusses 
investments in transit, Vision Zero safety initiatives, and 
expanded sidewalk and greenway networks. These 
indicators show both progress and gaps. While 
multimodal options are expanding, access, safety, and 
connectivity remain uneven across communities. 

Key Takeaways 
› Raleigh remains auto dependent but travel behaviors are shifting. 

Since 2009, the percentage of people who drove alone decreased, while 
the percentage of people who work-from-home grew. Transit, walking, 
and biking remain modest citywide.  

› Since the Covid-19 pandemic, transit ridership has rebounded and is 
poised for growth with BRT corridors. GoRaleigh boardings increased 
sharply from pandemic lows, and planned BRT investments are expected 
to improve travel times, reliability, and access along New Bern Avenue, 
South Wilmington Street, Western Boulevard, and Capital Boulevard. 

› Sidewalk, bicycle, and greenway networks are expanding. More than 
1,100 miles of sidewalk, 100 miles of bikeways, and 117 miles of 
greenways reflect sustained investment in multimodal transportation 

and active mobility. The City’s Sidewalk Prioritization Model is 
addressing sidewalk gaps in historically underserved areas.  

› Through its Vision Zero commitment, the City is focused on traffic 
safety, prioritizing people who walk and bike. Serious injuries and 
fatalities—particularly among pedestrians—have increased, with high-
injury corridors like New Bern Avenue, Capital Boulevard, Western 
Boulevard, and Atlantic Avenue accounting for a disproportionate share. 
Guided by Vision Zero, the City has shifted from isolated spot fixes 
toward systemic, corridor-wide improvements.  

› Parking patterns and reforms are reshaping development and 
mobility. The elimination of parking minimums, growth of structured 
parking in dense areas, and ongoing redevelopment of large surface lots 
signal a transition toward more compact and transit-supportive urban 
forms, particularly in Downtown Raleigh. 
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Travel Patterns and Modal Shifts 

Car Ownership Rates 

Vehicle ownership in Raleigh is approximately 3% higher than the national 
average. As of 2024, households in Raleigh averaged two vehicles per 
household. Between 2015 and 2022, vehicle ownership in Raleigh remained 
relatively stable, with one-vehicle households consistently representing the 
largest share of households at 40%. However, there was a slight increase in 
the percentage of households with three or more vehicles. The proportion 
of zero-vehicle households remained low, under 6%, concentrated in areas 
with higher poverty or senior populations (see Chapter 2 on Population and 
Demographics and Chapter 5 on Housing). 

Commute Modes 

How People Travel 

Since 2009, the percentage of people who drove alone decreased, while the 
work-from-home percentage grew. Transit, walking, and biking remain 
modest citywide, yet the rise of rideshare and ongoing investment along 
key corridors suggest opportunities to expand mode choice where land use 
and service improvements align. 

 
37 US Census Data 

2009 and 2023 Commuter Modes   

Commute Mode 2009 2023 
Drove alone 78.86% 65.1% 
Carpooled 10.86% 6.6% 

Worked from home 5.38% 23.4% 
Public transportation ~2% ~2% 

Walked ~2% ~1.5% 
Bicycle ~0.4% ~0.4% 

Taxi/motorcycle/other <1% <1% 
 

Source: ACS 5-Year Estimates 
 

 

How Long Trips Take 

The City’s mean travel time to work is 23.6 minutes, slightly shorter than the 
national average of 26.6 minutes.37 The majority of commuters have a 15- 
to 45-minute commute. These commutes have seen an increase in share 
since 2010. Commutes between five and 15 minutes have seen a decrease in 
share since 2010. While commuters traveling between 45 minutes to over 
an hour represent a smaller share of the total, their share has increased 
since 2010. The share of commuters in each category, except under five 
minutes, has decreased since 2020, with the largest decrease in the 30–44-
minute category.  

 

 

 

2023 Number of Vehicles Per Household 

  
Source: ACS 5-Year Estimates 

2010-2023 Commuters by Travel Time to Work  

 
Source: ACS 5-Year Estimates 
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Vehicle Miles Traveled Trends and Commute Patterns 

Vehicle Miles Traveled (VMT) measures the total miles driven by vehicles for 
a specific area. In Raleigh, the impacts of the pandemic briefly reduced VMT. 
Levels have rebounded, though not yet to pre-2020 peaks.  

Highest VMT is observed in North Raleigh, near the City limits, and 
Southeast Raleigh, where I-40 and I-440 converge. The areas with the 
lowest VMT are compact, transit-oriented neighborhoods, Downtown, and 
near city growth centers (see Chapter 3 Raleigh Growth Framework map).  

Telework and Distributed Employment Centers 
The COVID-19 pandemic triggered a structural transformation in 
commuting behavior, most notably through the widespread adoption of 
telework. In Raleigh, this shift has proven durable. Approximately 23% of 
workers in Raleigh now work from home, up from less than 5% in 2019, a 
more than fivefold increase in four years.38 Solo driving has declined 
slightly, while carpooling and public transit use have remained relatively 
stable. 

Rise of Distributed Employment Centers 

Along with the rise in telework, Raleigh is seeing office and commercial 
hubs emerging outside of the Downtown core in areas including: 

› North Hills/Midtown 

› Brier Creek 
› Durham-RTP corridor 

› Southeast Raleigh mixed-use centers 

› Wake Forest Road and suburban office parks 

The rise in employment centers offering flexible coworking spaces or hybrid 
office environments may support new patterns of mobility, varied hours, 
and increased demand for neighborhood-scale services and amenities.39 
More employment options throughout the City could decrease average 
commute times. 

 

 
38 2023 ACS 5-Year Estimates 39 North Carolina Department of Commerce NC’s Most Popular Places for Working from Home 

Total Vehicle Miles Traveled (VMT) 

 
Source: Raleigh Transportation 
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Multimodal System Development 

Transit Ridership Trends 

Prior to 2020, GoRaleigh carried more than 5.5 million annual boardings in 
Raleigh, with GoTriangle adding another 2.1 million in the Triangle region 
for a combined total of nearly 7.7 million annual riders. 

Over the past decade Raleigh has steadily modernized and expanded its bus 
network. The City has upgraded transfer hubs, added real-time tracking, 
extended evening and weekend service, launched fare-free youth and 
piloted access programs, and improved fleet, signage, and rider 
information. A major milestone was the 2015 rebrand of “Capital Area 
Transit” to GoRaleigh (which brought fleet and information-system 
improvements), followed by the 2016 voter-approved Wake Transit Plan 
that committed funding to higher frequency, longer service spans, and 
stronger regional connections. 40 The system’s next big shift is BRT, with the 
New Bern Avenue BRT in design/early construction and three additional 
corridors (Western Boulevard, South Wilmington Street, and Capital 
Boulevard) in advanced planning.41 

The onset of the pandemic in 2020 triggered a steep decline in ridership 
trends, with combined ridership dropping by more than one-third to just 
over 5 million boardings. There was a further decline in 2021 to 3.4 million 
boardings, the lowest levels in more than a decade.42 Like transit systems 
nationwide, this decline reflected reduced commuting, service interruptions, 
and safety concerns. 

Since 2021, ridership has steadily rebounded, though it has not yet reached 
pre-pandemic levels. In 2022, GoRaleigh boardings increased by nearly 
110% from their 2021 low, reaching 4.6 million riders, while GoTriangle 
ridership grew by nearly 25%, reaching 1.5 million. Recovery has been 
especially strong along high-demand routes, including Route 300 (Raleigh–
Cary), the busiest in the regional system. 

Several factors have supported this recovery, including the restoration of 
fare collection, expanded Sunday and evening service, and increased 
frequency on high-demand routes. Looking ahead, planned BRT corridors 
are expected to further accelerate ridership gains by offering faster, more 
reliable, and higher-capacity service. 

 
40  Wake County Transit Planning Advisory Committee; CAMPO. Wake County Transit Plan.. 
41  City of Raleigh. GoRaleigh 2040 Bus Development Plan 
42 Go Forward NC COVID-19 Impact Analysis 

Transit Ridership Estimates (2019-2023) 

Year 
GoRaleigh Annual 

Boardings 
GoTriangle Annual 

Boardings 
2019 5.56 million 2.10 million 
2020 3.67 million 1.35 million 
2021 2.21 million 1.17 million 
2022 4.61 million 1.46 million 
Total 16.05 million 6.08 million 

Source: Raleigh Transportation, Federal Transit Administration (FTA) 

Sidewalk and Bicycle Lane Completion 

Sidewalk and bicycle lane networks represent Raleigh’s efforts to build a 
more equitable, accessible, and multimodal transportation system. These 
networks support short-distance trips, increasing first-mile/last-mile access 
to transit and providing safe mobility options for people without access to a 
vehicle. Over the last decade, Raleigh has expanded both its sidewalk and 
bicycle infrastructure. 

Raleigh has taken a phased approach to sidewalk and bicycle lane 
development through: 

› The Bicycle Transportation Plan (2016) 

› The Pedestrian Plan (2019 Update) 

› The  Wake Transit Plan (2021)  

› Vision Zero Comprehensive Safety Action Plan (2025) 
› Active Mobility Plan (2025) 

Sidewalk and Network Coverage 

Raleigh’s sidewalk network has grown steadily over the past decade. As of 
2022, the City maintains more than 1,100 miles of sidewalks, with new 
mileage added through both City-led infill projects and requirements 
placed on private development. In 2021 alone, more than 12 miles of new 
sidewalks were constructed, demonstrating Raleigh’s ongoing commitment 
to expanding walkability,43, 44 

The City’s Sidewalk Prioritization Model plays a central role in determining 
where investments are made. This model evaluates gaps based on equity, 
proximity to schools and transit, and pedestrian crash history, ensuring that 
funding is directed toward the neighborhoods where sidewalks are most 
urgently needed. This approach has led to targeted projects in Northeast 

43  City of Raleigh. Comprehensive Pedestrian Plan. City Council 
44  City of Raleigh. Sidewalk Petition Program Reform Memo 
45  City of Raleigh Active Mobility Plan 

and Southeast Raleigh, historically underserved areas where many residents 
rely on walking and transit for daily mobility. 

The 2019 Pedestrian Plan Update identified more than 200 miles of missing 
sidewalks citywide, particularly along major arterials in suburban areas 
where traffic volumes are high and pedestrian infrastructure is sparse. 

The Active Mobility Plan (AMP), passed in late 2025, provides guidance for a 
comprehensive active mobility network in Raleigh. Implementable projects 
will increase safety, increase transportation options, enhance connectivity, 
prioritize access to transit, and improve access to key destinations for all 
residents.45 

Equity Considerations 

Equity is central to understanding pedestrian mobility in Raleigh, as the 
residents who most rely on walking often face the greatest challenges in 
doing so safely and conveniently. Zero vehicle households make up a share 
concentrated in neighborhoods with higher poverty rates, older residents, 
people of color, and renters (see Chapter 2 on Population and 
Demographics and Chapter 5 on Housing).46  Most prominently in 
Southwest and Southeast Raleigh where walking may not be a choice but a 
necessity for some to reach jobs, schools, grocery stores, and transit stops. 

Additionally, Southeast and Southwest Raleigh have some of the largest 
sidewalk gaps. The City’s Sidewalk Prioritization Model and its 2019 
Pedestrian Plan Update address this imbalance by prioritizing equity, 
directing resources to areas where walking demand is high and safety risks 
are most acute. Early implementation has led to new sidewalk projects in 
underinvested neighborhoods, improving access for transit-dependent 
households. 

Greenway Development 

As of 2022, Raleigh’s greenway network includes more than 120 miles of 
paved, multi-use trails, spanning over 28 distinct corridors.47 This reflects a 
near doubling in miles of paved trails since the adoption of the 2009 
Comprehensive Plan. The system continues to expand in both length and 
connectivity. Recent projects have focused on critical links like the Walnut 
Creek Greenway, which extends through Southeast Raleigh, and the 
Crabtree Creek Greenway, which bridges Midtown neighborhoods with 
Umstead State Park. Upgrades along the House Creek Greenway have 
further enhanced connectivity west of Downtown. 

The long-term vision for Raleigh includes a fully connected greenway 
system of over 150 miles, with future trails planned to close network gaps, 

46 City of Raleigh Active Mobility Plan 
47 City of Raleigh Active Mobility Plan 
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improve access to transit, and serve a growing population. This buildout is 
guided by the 1989 Greenway Master Plan and coordinated with the City's 
broader land use and transportation goals. In 2020, the plan was updated 
with the Capital Area Greenway Master Plan (CAGMP), which continued to 
prioritize investment in existing trail as well as invest in new trail facilities. 
This was in an overall goal of accommodating the needs of an increasingly 
diversified group of users. 

Bicycle and Network Connectivity 

The 2025 Active Mobility Plan outlines projects to increase and improve 
access to greenways with bike paths and sidewalks. The priority network 
includes 12 miles of new neighborhood bikeways, 64 miles of new 
separated bikeways, and 45 miles of priority bikeway upgrades. 

Additionally, the Bike Raleigh Plan, adopted in 2016, is the City’s long-term 
framework for expanding its bikeway network. The goal of the plan is to 
improve safety, comfort, convenience and accessibility for cyclists of all ages 
and abilities. The bike plan includes an inventory of existing conditions, a 
mapped vision of a future bike network, a prioritization matrix for projects, 
design guidelines, and implementation strategies. Current bike route 
coverage has significant gaps in northeast and northwest Raleigh.  

Gaps in the Greenway Network 

Gaps in Raleigh’s greenway system are primarily located outside the I-440 
Beltline, where the City has experienced the most recent growth. 
Undeveloped or incomplete corridors exist in several key areas including the 
Marsh Creek, Big Branch and Richland Creek corridors in the Atlantic, North, 
Midtown, Northeast and Northwest neighborhoods of the City as well as in 
South Raleigh outside of I-440 and connections between Raleigh and Cary. 
These gaps limit opportunities for walking, biking, and other self-propelled 
modes of travel and highlight areas where future investments can expand 
access and connectivity. 

Ongoing and planned projects are helping to address these gaps. 
Investments from the 2022 Parks Bond will add approximately 3.5 miles of 
greenway construction along Big Branch and the feasibility of 6.5 miles of 
trail along Marsh Creek; all which will improve connectivity in currently 
underserved areas. Improvements to Walnut Creek Trail and other key 
corridors are enhancing trail conditions and accessibility. In addition to City-
led projects, developer-built trails play a critical role in expanding the 
network. By incorporating greenway corridors into new development 
projects, private partners can help connect gaps and extend the system into 
growing neighborhoods more quickly and efficiently. 

At the regional scale, efforts are underway to strengthen connections across 
the Triangle. The Triangle Bikeway project, currently in planning by CAMPO, 
will create a 23-mile bicycle corridor linking Raleigh, Research Triangle Park 

(RTP), Durham, and Chapel Hill along I-40 
and NC 54. This bikeway will support both 
short and long bike trips for work, 
recreation, and daily errands. Public input 
from residents, community members, and 
key stakeholders helped shape the plan, 
ensuring it meets local and regional needs. 

While the majority of trail mileage (92%) is 
City-owned and maintained, smaller but 
strategic sections are managed by other 
entities, including NCSU and private 
landowners. Coordination with these 
partners remains essential to ensure a 
continuous, seamless network across the 
City and the broader Triangle region.  

Bicycle Network and Future Extension 

 
Source: Raleigh Parks 
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Sidewalk Coverage  Greenway Network 

 

 

 
 

Source: Raleigh Transportation  Source: Raleigh Parks 
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Passenger Rail 

Passenger rail plays an important role in Raleigh’s mobility network by 
offering a reliable alternative to highway and air travel. Raleigh’s Union 
Station opened in 2018 and has become second busiest Amtrak stop in 
North Carolina with 261,008 passengers in 2024, just behind Charlotte.48 
The station serves as a modern gateway for both residents and visitors, 
providing improved facilities and expanded capacity. 

Amtrak connects Raleigh to destinations across the Southeast and along the 
East Coast, positioning the City within a broader intercity rail system that 
supports business travel, tourism, and regional connectivity. Daily services 
link Raleigh to Charlotte, Greensboro, and Washington, D.C., while longer-
distance routes extend to New York City and Miami, making passenger rail a 
critical component of Raleigh’s accessibility within the growing Research 
Triangle region. 

Like other modes of transportation, passenger rail experienced a sharp 
decline during the COVID-19 pandemic, with ridership falling significantly in 
2020.49 However, recovery has been steady—by 2022 and 2023, the state-
supported Piedmont and Carolinian routes were among the fastest-
rebounding services in the Southeast, bolstered by service reliability, station 
improvements, and a growing preference for rail as a sustainable alternative 
to highway travel.50 In 2024, ridership on the State’s passenger rail service 
hit an all-time high, with over 720,000 passengers.51  

Today, Raleigh Union Station supports hundreds of thousands of 
passengers annually, contributing both to regional commuting patterns and 
long-distance travel. The station’s integration with GoTriangle and future 
BRT corridors, positions passenger rail as a key part of Raleigh’s evolving 
multimodal transportation system. 

S-Line 

The proposed S-Line is a transformative passenger rail project, redeveloping 
a former CSX corridor to provide high-performance service between Raleigh 
and Richmond at speeds up to 110 mph. Raleigh Union Station anchors the 
system, serving Amtrak today and planned for integration with BRT, buses, 
and future commuter rail; a second North Raleigh Station is in planning. The 
corridor is part of the federally backed Southeast Corridor (SEC), envisioned 
as a continuous passenger rail spine from Washington, D.C., through North 
Carolina to Atlanta. Federal funding through the Bipartisan Infrastructure 
Law is accelerating project development, making it one of North Carolina’s 
most significant rail investments. Land use planning and transit-oriented 
development studies are underway around station areas to align rail 

 
48 Amtrak North Carolina and Virginia Stations Remain the Busiest in the Southeast Driven by 

High Demand 

investment with housing, jobs, and walkability, ensuring rail supports 
equitable and sustainable growth. 

Parking Trends 

Changes in Parking Minimums and Zoning Reforms 

In May 2022, Raleigh became the first city in North Carolina to eliminate 
minimum parking requirements citywide. The adopted ordinance removed 
off-street parking mandates for all land uses, from single-family homes to 
apartment buildings and retail centers. The change allows developers to 
build the amount of parking they believe the market demands, while setting 
some maximum limits in high-transit and walkable areas to avoid 
overbuilding. 

Connectivity and Equity Impacts 

Parking minimums mandate a certain amount of off-street parking for new 
projects. These can limit the effectiveness of policies that encourage transit-
oriented development (TOD).52 TOD can incentivize walking and biking, 
while also minimizing car traffic, carbon emissions, and noise. Parking 
requirements have historically increased the cost of housing and 
commercial space, placed a burden on small-scale infill developers, and 
made it harder to build near transit. Without parking minimums, the City 
can help facilitate: 

› Increased housing supply and affordability by reducing parking 
construction. 

› Transit-oriented development by encouraging denser growth near BRT 
corridors and transit nodes. 

› Increased walkability especially in Downtown, along BRT corridors, and in 
core transit areas. 

› Environmental benefits by reducing impervious surfaces and supporting 
mode shift away from private vehicles. 

49  NCDOT. 2025. “More People Than Ever Travel NC By Train.” Press release (Jan. 8, 2025) 
50  Amtrak. 2024. State Fact Sheet: North Carolina (FY2023). 

51 North Carolina Department of Transportation 
52 EESI How Eliminating Parking Minimums Actually Makes Cities Better 
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Use of Land for Surface Parking 

The City of Raleigh has a substantial supply of mapped parking areas, 
reflecting the City’s history of automobile-oriented growth. Based on the 
most recent dataset, there are over 10,700 individual parking areas, 
covering roughly 8,695 acres of land, with an estimated supply of 1.16 
million parking spaces citywide.53 The overwhelming majority of this supply 
is surface parking, with only a small share in structured garages. Nearly 
1,000 acres of unpaved parking exist across the City, mostly as temporary 
use sites. In total, 8,816 parking spaces exist in Downtown Raleigh, with the 
exception of the Raleigh Union Station lot. 

Parking Inventory Summary 

Category Count Acres 
Paved Parking 8,922 7,736 

Unpaved Parking 1,854 959 
Total 10,776 8,695 

Parking Lots (surface) 8,859 7,653 
Garages (structured) 63 83 
Unspecified / N.A. 1,854 959 

Total 10,776 8,695 
Source: Raleigh Transportation 

Land Use Impacts 

Since 2009, Raleigh has experienced modest shifts in the distribution and 
scale of surface parking, with trends diverging sharply between the City’s 
urban core and its expanding suburban edge. In the early 2000s, surface 
parking dominated commercial corridors, Downtown parcels, and large 
institutional campuses. By 2009, many of these lots were still visible in high-
opportunity areas such as Downtown Raleigh, Hillsborough Street, and the 
Capital Boulevard corridor. 

A comparison of impervious land coverage from 2009 to 2022 reveals 
several important trends: 

› In Downtown Raleigh, surface parking has declined measurably as lots 
have been replaced by new development, especially near Union Station, 
Fayetteville Street, and Peace Street. 

› In Midtown and institutional districts, parking lots have begun to 
transition to structured decks or integrated parking podiums. 

› Closer to City limits, new surface lots continue to be added, often 
exceeding actual parking demand, especially in areas with no transit 
service or pedestrian infrastructure. 

 
53  City of Raleigh. Parking Areas (GIS dataset). Raleigh Open Data, hosted on ArcGIS Online.  

Raleigh currently manages more than a dozen 
public parking decks Downtown—accounting for 
over 14,500 structured spaces, more than half of 
the core’s total supply. These decks are 
consistently in high demand; as of 2017, nearly all 
City-owned off-street spaces were leased, with 
only a few hundred available for new monthly 
renters. Occupancy of on-street spaces in adjacent 
areas also regularly exceeded 75–90%, 
underscoring the strong and sustained demand 
for structured facilities in the core. Downtown 
parking decks offer free parking for the first 2 
hours per day. After 2 hours, the rate is $2 an hour 
and a maximum of $14 per day. 

The rise in structured parking has been most 
prominent in: 

› Downtown and Midtown, where high land 
values make surface parking inefficient; 

› Transit-adjacent corridors, such as New Bern 
Avenue and Hillsborough Street, where land 
use plans prioritize compact, walkable 
development; and 

› Institutional and medical campuses, including 
WakeMed and NC State, where structured 
decks accommodate large volumes of daily 
users 

In contrast, surface parking remains dominant in 
Raleigh’s suburban edges, particularly in newer 
developments near Brier Creek, Triangle Town 
Center, and along I-540. These locations typically 
feature big-box retail, office parks, and apartment 
complexes with large surface lots due to lower 
land costs and auto-oriented site design. 

 

 

 

Impervious Land Coverage by Transportation Infrastructure 

 
Sources: Raleigh Transportation, VHB 
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Parking Demand Trends 

According to Raleigh’s 2030 Comprehensive Plan, parking demand in the 
City has traditionally been high, reflecting both the auto-oriented nature of 
its growth and past zoning policies that required substantial parking for 
nearly every type of development. Previous parking standards were 
grounded in local utilization data and could overestimate parking demand, 
particularly in urban and mixed-use contexts. The plan notes that this 
oversupply has historically resulted in large amounts of surface parking, 
particularly around suburban retail centers and office parks.  

Impervious Surface Parking Area 

Category 
Estimated 

Area (acres) % of City Land Area 
Parking 8,166 acres 3.5% 
Roads 22,139 acres 9.5% 
Total 30,305 acres 12.9% 

Source: Raleigh Transportation 

Safety and Infrastructure 
Crash data informs Raleigh’s Vision Zero strategy and helps prioritize 
investments in infrastructure, education, and enforcement. Over the past 
decade, the total number of reported crashes in Raleigh has remained 
relatively steady, with some declines during the COVID-19 pandemic and 
subsequent rebound years. However, serious injuries and fatalities among 
non-motorized users have trended upward. 

Mode Specific Crash Trends 

High Injury Network corridors such as New Bern Avenue, Capital Boulevard, 
Western Boulevard, and Atlantic Avenue consistently account for a large 
share of severe and fatal crashes. Downtown intersections with heavy 
pedestrian activity and arterials connecting transit-dependent 
neighborhoods emerge as persistent hotspots. School zones and bus stop 

areas also feature prominently in crash records, underscoring the daily risks 
faced by children and transit riders. 

Crash Trends 

Over the past decade, Raleigh has experienced a relatively stable volume of 
total crashes, averaging between 22,000 and 25,000 per year, but the 
severity of crashes has worsened. Fatalities and serious injuries have risen, 
even as overall totals remain flat. 

› 2015-2016: Approximately 18,000 crashes were reported with 31 fatal 
crashes. 

› 2016-2017: Crash totals hovered around 17,500 and 22 fatalities were 
reported, the lowest in the decade. 

› 2017-2018: The total number of crashes remained steady from previous 
years but fatalities sharply increased, going from 22 to 28. 

› 2018–2019: Total crashes increased over the year from about 17,500 to 
19,000. Fatalities also surged from around 28 to 35. 

› 2019–2020: Crash volumes dipped in 2020 due to the COVID-19 
pandemic, but fatalities did not decline at the same rate. Fatalities 
continued to rise from 35 to 40. 

Equity and Location Disparities 

Crash data also reveals geographic and demographic disparities. High-crash 
areas are often found in historically underserved neighborhoods in 
Southeast and Northeast Raleigh, where sidewalks, lighting, and traffic 
calming features are lacking. These communities also tend to have higher 
rates of transit ridership and walking. 

 

 

 

 

2013- 2023 Crash Types 

Crash Type Count Percent of Total 
Motor Vehicle 

Occupants 214,043 91.8% 

Other/Unknown 16,203 7.0% 
Pedestrians 2,235 1.0% 

Bicyclists 560 0.2% 
Source: Raliegh Transportation 

2015-2022 Traffic Fatalities 

 

2015-2022 Traffic Crashes 

 
Source: North Carolina Division of Motor Vehicles (NCDMV) 
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Vehicle Crash Hot Spots  Cyclist Crashes 

 

 

  
Source: VHB  Source: Raleigh Transportation 
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Safety Investments and Vision Zero Priorities 

In response to rising traffic fatalities and a growing commitment to 
transportation equity, Raleigh adopted the Vision Zero policy, making a 
clear policy commitment to advancing traffic safety. Vision Zero priorities 
recognize that traffic deaths and serious injuries are preventable and 
unacceptable.  

Between 2016 and 2020, Raleigh recorded 136 fatalities on its roadways, 
with more than one-third involving pedestrians and 42% occurring among 
residents aged 55 or older. In 2022 alone, the City experienced 59 fatalities 
across 53 crashes, part of a total of 22,000 reported crashes that year.54 
Most of the fatal incidents occurred on NCDOT-maintained corridors, 
highlighting both the complexity of the problem and the need for cross-
jurisdictional solutions. 

› Raleigh’s Vision Zero policy has shifted the City’s safety strategy from 
reactive enforcement to proactive, design-based prevention.55 

› Investments are prioritized along the High-Injury Network and in equity-
priority areas, where vulnerable road users face the highest risk. A range 
of interventions, including intersection upgrades, corridor retrofits, and 
public engagement, support the City’s goal of eliminating serious traffic 
injuries and fatalities.56 

› The City’s approach reflects national best practices, including Safe 
Systems design principles, Complete Streets integration, and cross-
sector collaboration.57 

› Equity has been intentionally embedded in Raleigh’s traffic safety 
planning through the Vision Zero and Safe Streets and Roads for All 
(SS4A) frameworks directing resources to neighborhoods where 
residents face higher exposure to risk due to socioeconomic factors, 
reliance on walking or transit, and historic gaps in infrastructure.58 

The currently ongoing Vision Zero planning process is expected to take 18 
to 24 months (2023–2025). Once completed, the Action Plan will position 
Raleigh to pursue up to $30 million in SS4A implementation grants, which 
can fund corridor redesigns, neighborhood traffic calming, and systemic 
safety improvements at scale.59 

In the interim, the City is already piloting tactical projects in the Downtown 
core, such as artistic curb extensions and midblock pedestrian crossings, to 
demonstrate low-cost, quick-implementation tools that can achieve safety 
improvements while the longer-term study progresses. 

 
54 City of Raleigh Vision Zero Program City Council Work Session 
55 City of Raleigh Vision Zero Guiding Principles 
56 City of Raleigh Safe Streets for All – Comprehensive Safety Action Plan 

Strategic Investments and Priority 
Corridors 

Raleigh has focused its safety strategy on the 
corridors and intersections where the greatest 
risks occur, often in neighborhoods with high 
rates of walking, transit use, or crash 
exposure. Guided by Vision Zero and 
reinforced by the SS4A program, the City has 
shifted from isolated spot fixes toward 
systemic, corridor-wide improvements. These 
efforts emphasize both quick-impact 
measures and long-term redesigns, 
illustrating a comprehensive approach to 
making high-injury locations safer.60  

› Corridor safety redesigns on New Bern 
Avenue, Wake Forest Road, Atlantic 
Avenue, and Western Boulevard, four of 
Raleigh’s most crash-prone arterials. These 
corridors together account for dozens of 
serious crashes annually, and redesign 
studies have advanced multimodal 
improvements, traffic calming, and 
intersection upgrades to systematically 
reduce risks. 

› 90+ spot safety projects constructed or 
programmed across the City, representing 
an estimated $30 million investment. 
These projects have delivered targeted 
improvements at high-crash intersections 
and along key corridors, addressing 
systemic issues like speeding, poor 
visibility, and unsafe crossings. 

› Intersection treatments across the City, 
including the installation of more than 20 
rectangular rapid flashing beacons (RRFBs), 
more than 15 pedestrian refuge islands, 
and expanded leading pedestrian intervals 
(LPIs) at high-crash signals. These 
measures have directly improved 
conditions for thousands of daily walkers 
and transit riders. 

57 Vision Zero Network Safe Mobility is a Right 
58 City of Raleigh Safe Streets for All – Comprehensive Safety Action Plan 

59  U.S. Department of Transportation. 2022. “U.S. DOT FY22 Safe Streets and Roads for All 
Funding.” Federal Register, May 24, 2022. 

60 City of Raleigh Vision Zero Program City Council Work Session 

Vision Zero Priorities 

 
Source: Raleigh Transportation 
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› Street lighting upgrades, with the City now managing approximately 
35,000 leased lights and adding 400–450 new fixtures each year. 
Upgrades have been prioritized on corridors where poor visibility has 
contributed to nighttime pedestrian crashes, addressing one of the City’s 
most consistent risk factors. 

› Sidewalk infill projects, delivering over 12 miles of new sidewalks since 
2020, closing gaps that previously forced pedestrians into unsafe 
conditions. Many of these infill projects focus on access to schools, 
transit stops, and neighborhood retail centers. 

› School zone safety packages across more than 130 school zones, 
incorporating multi-way stop conversions, speed limit reductions, and 
upgraded crossings. These investments have improved daily safety for 
tens of thousands of students, parents, and school staff. 

› Neighborhood traffic calming and speed limit reductions, providing 
safety benefits on local streets while larger capital projects advance. 

› Downtown pedestrian improvements (Phase I), focused on heavily used 
corridors and intersections where pedestrian activity and crash exposure 
are highest. 

› Tactical urbanism pilots launched in 2022, including paint-and-post curb 
extensions at 3 Downtown intersections and temporary traffic diverters 
in residential neighborhoods. These low-cost projects have 
demonstrated quick safety benefits while testing concepts for potential 
permanent redesigns. 

Together, these investments represent important milestones in building a 
safer transportation system.61 By concentrating resources on the highest-
risk corridors, integrating proven countermeasures, and layering tactical and 
permanent improvements, Raleigh is steadily advancing its Vision Zero 
commitment. 

 
61  City of Raleigh Vision Zero Program City Council Work Session 
62  City of Raleigh. 2025. “Neighborhood Traffic Management.” Raleighnc.gov. 
63 City of Raleigh. 2020. Neighborhood Traffic Management Program (NTMP) Policies. 
64 CityIbid. 
65  City of Raleigh. 2025. “New Crosswalk Lights Make Walks to School Safer in Raleigh.” News 

post, April 9, 2025. 

Traffic Calming and Pedestrian Retrofits 

Traffic Calming 

Raleigh’s traffic calming efforts focus on slowing vehicle speeds and 
discouraging cut-through traffic in neighborhoods and corridors where 
speeding has historically been a safety concern. Through the Neighborhood 
Traffic Management Program,62 residents can petition for interventions such 
as speed humps, mini-traffic circles, and chicanes, which create a more 
predictable and comfortable environment for people walking, biking, and 
driving.63 Beyond neighborhood streets, the City has also advanced corridor 
road diets on routes like Poole Road, Atlantic Avenue, and Western 
Boulevard, converting four-lane undivided roads into three-lane cross-
sections with a center turn lane. These projects reduce speeding, simplify 
turning movements, and make room for multimodal improvements.  
Since 2013, Raleigh has implemented or programmed more than 90 spot 
safety projects representing roughly $30 million in investment, and over 130 
school zones have been upgraded with stop conversions, speed limit 
reductions, and other calming treatments.64 Recent tactical pilots, such as 
paint-and-post curb extensions and temporary traffic diverters, demonstrate 
how quick, low-cost interventions can deliver immediate safety benefits 
while informing permanent redesigns.  

Pedestrian Retrofits 

Complementing its traffic calming efforts, Raleigh has steadily invested in 
retrofits that directly improve safety and comfort for people walking. These 
interventions reduce crossing distances, improve visibility, and address 
longstanding infrastructure gaps that have placed pedestrians at 
disproportionate risk. Since 2020, the City has delivered more than 12 miles 
of new sidewalks, closing gaps that previously forced residents to walk in 
the roadway, especially in neighborhoods near schools and bus stops.65 At 
intersections and mid-block crossings, Raleigh has added more than 20 
rectangular rapid flashing beacons (RRFBs66), 15 pedestrian refuge islands, 
and expanded the use of leading pedestrian intervals (LPIs) to give people 
on foot priority over and increased visibility to turning vehicles. Lighting has 
also been prioritized as a safety retrofit, with the City’s streetlight program 
now covering more than 35,000 fixtures and adding 400–450 new lights 
annually in areas where poor visibility contributes to nighttime crashes.  

In the Downtown core, pedestrian improvements include enhanced 
crossings and visibility upgrades to some of Raleigh’s busiest walking 

66  City of Raleigh. 2024. “Raleigh Improves Crosswalk Safety with New RRFB Installation.” 
News post, October 7, 2024 (updated May 5, 2025). 

67  The News & Observer. 2024. “Raleigh wants new, equitable approach to building 
sidewalks.” April 19, 2024. 

68  City of Raleigh. 2015. Complete Streets Policy (adopted June 2, 2015). 

environments. Taken together, these retrofits demonstrate how the City is 
closing infrastructure gaps, protecting its most vulnerable road users, and 
advancing its Vision Zero goal of eliminating traffic deaths and serious 
injuries.67 

Overall Connectivity and Gaps 

Deliberate efforts have been made to build out a connected transportation 
system through long-range planning and targeted capital investments. Over 
the past decade, the City has constructed over 1,100 miles of sidewalks, 
established more than 100 miles of on-street bike lanes, and brought the 
expansive greenway network, that serves both recreational and 
transportation needs, to 117 miles.68 These efforts are guided by policy 
documents such as the Complete Streets Ordinance, Vision Zero,69 and the 
City’s 2030 Comprehensive Plan.70 

Major infrastructure programs, such as the Wake Transit Plan and the rollout 
of BRT corridors, have further reinforced the City’s multimodal ambitions, 
introducing dedicated transit corridors that integrate with existing and 
planned pedestrian and bicycle facilities. 

Through its Sidewalk Prioritization Model and Pedestrian Plan Update, the City 
is addressing gaps in sidewalk coverage in Southeast and Northeast Raleigh, 
particularly in older subdivisions where coverage sometimes ends at 
neighborhood boundaries. These investments represent the City’s 
commitment to providing a connected system for all residents.  

 

 

69  City of Raleigh. 2025. “Vision Zero—Guiding Principles and Commitment.” Updated July 2, 
2025. 

70  City of Raleigh. 2025. “2030 Comprehensive Plan.” Accessed Sept. 19, 2025. 
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5 
Housing 

 

 

 

Raleigh’s housing landscape is evolving rapidly, as 
population growth, shifting household composition, and 
rising development activity reshape both demand and 
supply. While the City continues to add housing, 
particularly multifamily, affordability pressures have 
intensified as home values outpace incomes and 
naturally-occurring affordable housing declines. This 
chapter summarizes these key trends, drawing on analysis 
by SB Friedman Development Advisors. 

Key Takeaways 
› Raleigh’s housing market is growing rapidly. Strong population and 

household growth are fueling demand, while rising construction activity, 
particularly multifamily, is shifting development toward denser housing 
forms. 

› Affordability is a growing concern. Home values have nearly doubled 
since 2015, rising faster than incomes. Rents are increasing more 
moderately but still outpacing wage growth in many areas. 

› Household composition is changing. Smaller household sizes and 
growth in both older and younger age cohorts are driving demand for a 
broader mix of housing types, including missing middle formats and 
accessible unit sizes. 

› Market-rate development is geographically concentrated. 
Downtown, Five Points, Brier Creek, and North Raleigh have the most 
active rental pipelines, while eastern subareas continue to serve as the 
primary location for naturally-occurring affordable housing (NOAH). 

› NOAH is decreasing. Approximately 71% of owner-occupied NOAH 
units are concentrated along the eastern edge of the City. These areas 
are also experiencing some of the highest permit activity and 
redevelopment. 

› Subsidized affordable housing is clustered. Nearly half of all legally 
restricted affordable rental units are located in South Central, Southeast, 
and East Raleigh. The City’s Affordable Housing Location map, updated 
every five years, uses policy tools to diversify where affordable housing is 
located. 

› Households below 30% Area Median Income (AMI) have the 
greatest unmet need. Unmet need is greatest in Western, Northeastern, 
and some Eastern subareas. 

› Policy tools show early promise. Missing middle housing production is 
increasing but still modest relative to overall supply. Density bonuses 
have generated affordable units near planned transit investments. 

 
To support this analysis, SB Friedman divided Raleigh into 17 residential 
subareas that capture differences in market conditions, demographic patterns, 
and physical barriers. These subareas range from approximately 8,000 to 
17,500 households (2023) and largely align with census block group 
boundaries and the Urban Service Area. 
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Sales and Rental Trends 

For Sale Residential 

Sales Volume & Inventory 

The number of closed sales decreased from a decade-long high of 9,600 in 
2021 to 6,500 in 2024, a decrease of 32%. Single-family homes experienced 
a 35% decline during this period, townhome sales declined by 22%, and 
condominium sales decreased by 39%. While the for-sale market shows 
signs of continued slowing, it remains well below the national benchmark 
range for days on market. 

Price/income Ratio Trends 

Home sale prices in Raleigh have increased at a much faster rate than 
household incomes over the past decade, with the greatest increases 
occurring in 2021 and 2022. Rents have generally tracked more closely with 
income but have still grown faster than incomes. This widening gap could 
indicate affordability challenges for households trying to enter 
homeownership. 

Housing Cost Index 

Ownership costs are rising faster than household incomes, as reflected by 
the sharp increase in indexed home values relative to income. Rent 
increases have remained more proportional to income but still exceed 
income in recent years. The divergence between housing costs, especially 
sales prices, and income suggests increasing affordability pressures for both 
renters and homeowners.  

 

 

Raleigh Median Days on Market  2013-2023 Raleigh and Wake County Median Home Value 

  

 

 
Source: Raleigh Association of Realtors MLS Data, SB Friedman,  Source: ACS 5-Year Estimates, SB Friedman 

2015-2023 Median Sales Price and Annual Rent Indexed to Household Income 

  
Source: ACS 5-Year Estimates, Raleigh Association of Realtors MLS Data, Bureau of Labor Statistics, SB Friedman 
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Rental Housing 

Vacancy Rates 

Rental vacancy rates exceed 8% in subareas 
across the City, with the highest concentration 
in Downtown and Southwest Raleigh subareas. 
Southeast Raleigh has the lowest vacancy rate 
(2%).  

Pipeline projects 

Nearly 25% of all commercial rental units in 
Raleigh’s development pipeline are 
concentrated in Downtown, significantly more 
than any other area of the City. Other areas 
with notable pipeline activity include Five 
Points, North Raleigh, and Brier Creek. 

 

2023 Rental Vacancy Rate  Current Pipeline – Commercial Rental Properties 

 

 

 
Note: Rental vacancy between 6% to 8% is considered balanced. Lower vacancy indicates supply is 
constrained, while higher vacancy indicates a surplus of available rental property.  
 
Source: CoStar, SB Friedman 
 

 Source: ACS 5-Year Estimates, SB Friedman 
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Affordable Housing 

 Housing Location Policy Map 

The Housing Location Policy Map, updated every 5 years, is used to guide 
where City-subsidized affordable housing is located. The map is used to 
prevent the concentration of affordable housing in areas of high poverty, 
high racial/ethnic minority communities, and areas with an existing high 
concentration of affordable housing. Exceptions can be made for affordable 
housing projects in transit-oriented development areas. Since adoption of 
the map in 2015, affordable housing development has been predominately 
outside of opportunity areas, with a notable amount in exception areas. As 
new development concentrates within BRT transit corridors, a growing share 
of affordable units is being delivered in these exception areas.  

NOAH Inventory and Loss Trends 

The highest concentrations of owner-occupied NOAH71 are located along 
the eastern edge of Raleigh. The market analysis estimates that there were 
45,000 NOAH owner units in Raleigh in 2023. 71% of these units are located 
along the eastern edge of the City, including the Northeast Raleigh, 
Southeast Raleigh and Perry Creek subareas. These areas, which have 
historically been more affordable (70%+ NOAH), are also some of the areas 
experiencing the fastest growth based on permit activity. Nearly 80% of the 
affordable rental inventory is NOAH. Subareas with higher concentrations of 
affordable rental housing include Southwest Raleigh (48% of the total 
inventory), Falls River (44%), Umstead State Park (44%), and Brier Creek 
(44%). 

 

 

 
71  Naturally occurring affordable housing (NOAH) refers to housing that is affordable without 

public subsidy. For this analysis, affordability was defined as 30% or less of annual income 
for households at the 80% area median income (AMI) threshold.  

2015 Affordable Housing Development Patterns Before and After Affordable Housing Location Policy (AHLP 
Adoption) 

 
Note: The AHLP outlines that affordable multifamily developments may only receive City funding if they are in opportunity areas, defined as census 
tracts without a concentration of a minority or low-income population or subsidized housing. Exceptions are provided in key transit areas, such as 
areas within a half mile of proposed BRT lines, in downtown, or in areas associated with a revitalization plan. 
 
Sources: Raleigh Planning, Raleigh Housing Authority, SB Friedman, 

 
Affordable Units Added by Location 

 
Source: SB Friedman 
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Distribution of Subsidized Units 

Approximately 20% of Raleigh’s affordable rental inventory is legally 
restricted affordable housing. Nearly 50% of the legally restricted affordable 
housing inventory is located in South Central Raleigh (2,900), Southeast 
Raleigh (2,400), and East Raleigh (1,000) subareas. 

Waitlist Data and Unmet Demand 

There is a substantial shortage of legally restricted affordable housing for 
households earning below 30% Area Median Income (AMI). Unmet need is 
greatest in Western, Northeastern, and some Eastern subareas. Waitlists 
exceed units available citywide, with particularly strong demand in the 
Warehouse District. 67% of the City’s public housing demand is for two- 
and three-bedroom units. 

 

 

 

 

2023 Extremely Low-Income Households (below 30% AMI) Minus Legally-Restricted Affordable Housing 
(LRAH) Units 

 

Note: LRAH unit totals exclude any properties built in 2019 or later to align with ACS 5-Year unit totals. 

Source: ACS 5-Year Estimates, City of Raleigh, Esri Business Analyst, Wake County,  SB Friedman, 
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Public Housing Locations by Subarea Public Housing Demand by Subarea 

 

 

 

Source: Raleigh Planning, Raleigh Housing Authority, SB Friedman Source: Raleigh Planning, Raleigh Housing Authority, SB Friedman 
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2023 Share of Affordable Housing Rental Units  2023 Share of Affordable Housing Owner Units 

 

 

 
Source: ACS 5-Year Estimates, City of Raleigh, Wake County, SB Friedman  Source: ACS 5-Year Estimates, City of Raleigh, Wake County, SB Friedman 
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Zoning & Development Trends 

Zoning Changes Supporting Housing Choice 

As discussed in Chapter 3: Land Use, the City implemented changes to the 
UDO to allow for “missing middle” housing types—duplexes, triplexes, 
quadplexes, townhomes, and tiny houses in neighborhoods previously 
limited to single-family homes. In addition, these policy changes: 

› Allow more housing options in residential neighborhoods; 

› Increase housing supply near planned transit areas; 

› Increase housing supply for existing and future residents; 

› Allow for smaller homes on smaller lots; and, 
› Allow for more residences near high-frequency transit (Bus Rapid 

Transit/BRT). 

Use And Impact of Density Bonuses for Affordable Housing 

Raleigh’s density bonus program allows developers to build taller or denser 
projects when they include affordable housing, typically targeting persons 
making 60% AMI, for at least 30 years. Through January 2024, the Frequent 
Transit Development Option (FTDO) has resulted in 349 total units and 66 
affordable units. The program is most effective with mid-rise (3-5 story) 
development. City staff continue to monitor participation to determine if 
the program needs to be revised to encourage more participation. 

Tracking Development Under New Zoning Ordinances 

As noted in Chapter 3: Land Use, 526 missing middle units have been 
constructed, 2,640 units approved, and 1,729 units are under review since 
the missing middle policies were implemented in 2021.  

Housing Market Dynamics 

Home Values and Turnover 

The median sale price of homes in Raleigh has nearly doubled from 2015 to 
2023. In 2015, the median sale price across all unit types was $219,000. But 
by 2024, the median sale price was $420,000. During this period, the median 
sale price increased by 8.5% annually. As of 2024, the median single-family 
detached home in Raleigh sold for $535,000. While attached for-sale 
housing, including townhomes and condominium units are lower-cost 
(median values of $345,000 and $329,000 respectively in 2024), they 
comprise a relatively small share of the overall owner housing inventory.  

Centrally located Raleigh neighborhoods tend to have the highest-cost 
owner housing. Home values are especially high in the Five Points subarea, 

where median home values were $930,000 in 2023. Downtown and the 
Warehouse District also see higher-than-average median home values, at 
$528,000 and $624,000 respectively. 

Housing Year-Built Patterns 

Approximately 20% of Raleigh’s housing stock was built since 2010. The 
largest share of homes in Raleigh (24%) was built between 2000 and 2009. 
The highest concentration of housing built before 1960 is in Downtown and 
the immediate surrounding areas.  
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6 
Employment  

 

 
Source: www. raleighecondev.org 

 

Raleigh’s economy is expanding across a mix of high-
wage and lower-wage sectors, generating strong job 
growth but also widening disparities in wages and 
economic opportunity. Employment remains concentrated 
in a few major centers, while fast-growing residential 
areas, particularly in Northeast and Southeast Raleigh 
have fewer jobs. This chapter uses analysis by SB 
Friedman Development Advisors. 

Key Takeaways 
› Job growth is strong in both high-wage and low-wage sectors. 

Raleigh is adding jobs in both high-wage sectors (professional, scientific, 
technical services; information; finance) and low-wage sectors (health 
care support, retail, hospitality). This dual growth widens income 
disparities. 

› Employment is concentrated in a few major job anchors. 
Downtown Raleigh, healthcare campuses (WakeMed and UNC REX), 
West Raleigh corporate offices, and the Atlantic Avenue corridor account 
for the City’s largest job concentrations—while most residential growth 
areas have fewer jobs. 

› High-growth residential areas lack proportional employment 
opportunities. 
Northeast and Southeast Raleigh, two of the City’s fastest-growing 
residential subareas, have some of the lowest jobs–housing ratios. This 
mismatch can lead to longer commutes, higher transportation costs, and 
greater reliance on regional job centers. 

› Sectoral shifts are reshaping Raleigh’s economic base. 
Since 2010, the Professional, Scientific & Technical Services sector alone 

added 24,000 jobs, while health care, administrative services, and finance 
also grew substantially. At the same time, sectors like business services, 
education, and marketing have declined. 

 

 

To support this analysis, SB Friedman divided Raleigh into 17 residential 
subareas that capture differences in market conditions, demographic 
patterns, and physical barriers. These subareas range from approximately 
8,000 to 17,500 households (2023) and largely align with Census block 
group boundaries and the Urban Service Area.  



City of Raleigh Key Trends Report 

50 

 

City and Regional Economy 

Growth in Employment and Wages 

Job growth in Raleigh has been most pronounced in Professional, Scientific 
and Technical Services. From 2010 to 2022, this sector added 24,000 jobs, 
accounting for over 25% of overall job growth. Additional sectors that 
gained a significant number of jobs from 2010 to 2022 include 
Administration & Support, Waste Management and Remediation, Health 
Care and Social Assistance, and Finance and Insurance. Sectors that have 
experienced a decline in jobs include Business Services, Education and 
Knowledge Creation, Marketing, Design and Publishing, and Emerging Tech.  

The rapidly growing Professional, Scientific and Technical Services sector is 
a higher-wage industry, with an average annual wage of over $120,000, well 
above the living wage for a single adult. Other sectors with higher wages 
include Information, Management of Companies & Enterprises, Wholesale 
Trade, Finance & Insurance, Utilities, and Manufacturing. However, many 
sectors seeing strong growth are adding lower-wage jobs. This includes 
Health Care and Social Assistance, Retail Trade, Accommodation and Food 
Services, Construction, and Other Services. These sectors tend to be more 
accessible in terms of their education requirements but provide more 
limited opportunities for advancement. This pattern indicates that much of 
Raleigh’s economic expansion is being driven by lower- and middle-wage 
industries, which has implications for housing affordability and equitable 
economic development. 

Employment and Population Ratio 

Employment growth has generally kept pace with population growth in 
Raleigh. Between 2013 and 2023, both employment and population 
increased steadily, with a dip in employment between 2012 and 2013 and 
another brief dip during the COVID-19 pandemic. The general alignment of 
population and job growth suggests that Raleigh continues to attract and 
retain working-age adults and remains competitive among peer cities.  

 

2010-2022 Employment and Population Change 

 
 

Source: Raleigh Planning, U.S. Census Longitudinal Employer-Household Dynamics (LEHD), SB Friedman 
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Jobs and Housing Balance 

The jobs-to-housing balance varies across Raleigh and reflects broader patterns of growth and opportunity. 
Downtown, the Atlantic Avenue industrial corridor, and areas around major employment anchors like healthcare 
campuses and West Raleigh corporate offices have high jobs-to-housing ratios. Workers travel into these areas daily. 
In contrast, Southeast and Northeast Raleigh have the lowest jobs-to-housing ratios, meaning these areas have more 
households than employment opportunities. Many residents in these areas must commute to other parts of the City or 
region to work, often along already constrained transportation corridors. Notably, both Northeast and Southeast 
Raleigh are also experiencing some of the fastest residential growth, as indicated in previous chapters. 

Sector employment 

Raleigh’s economy is driven by a mix of high-growth, specialized sectors along with several emerging but less 
concentrated industries. As shown earlier in this chapter, some of the City’s strongest performing industry clusters 
include Professional, Scientific and Technical Services, Hospitality & Tourism, Information Technology, Healthcare & 
Social Assistance, and Financial Services & Insurance. These sectors have added the greatest number of jobs since 
2010. IT has grown by over 160% and Healthcare added more than 24,000 jobs. Hospitality remains one of Raleigh’s 
largest sectors by employment.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Several unspecialized but growing clusters, such as Transportation and Manufacturing, have also expanded but remain 
less concentrated compared to national averages. Growth in these industries reflects Raleigh’s diverse economic base 
and expansion in both knowledge-based and service-oriented sectors.  

A few sectors have seen employment decline since 2010. Business Services has seen the most pronounced job loss, 
along with smaller losses in Education & Knowledge Creation, Marketing & Publishing, and some emerging tech fields. 

2010-2024 Employment and Wages by Sector 

 
Source: Bureau of Labor Statistics (BLS), Lightcast Industry Table,  SB Friedman 
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Employment Centers 

While Raleigh benefits from a high number 
of jobs, those jobs are concentrated in 
certain locations, and job access varies across 
the City. Key regional job centers include:  

› Downtown Raleigh, which is home to over 
52,000 jobs and includes 300 office 
buildings. Major employers include the 
State of North Carolina, First Citizens 
Bank and Red Hat, a software company 
and subsidiary of IBM.  

› WakeMed and UNC REX Hospitals are 
major health care employers in Raleigh. 
UNC REX medical facilities and services 
are located in Western Raleigh. 

› Several corporate headquarters are also 
located in West Raleigh, closer to Raleigh 
corporate limits. Companies such as Wells 
Fargo and Bandwidth have offices outside 
of Downtown, anchoring Western 
Raleigh’s office presence.  

› The Atlantic Avenue subarea, which 
contains the largest number of jobs 
(90,000) due to the extensive presence of 
multiple commercial asset classes (office, 
industrial, retail). 

 

 

2022 Jobs Housing Balance 

 
 
 

Source: ESRI Business Analyst, LEHD, SB Friedman 
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7 
Infrastructure and Services 

 

 

 

Raleigh’s rapid growth since 2009 has placed increasing 
pressure on the City’s infrastructure and public services, 
including water, wastewater, stormwater, solid waste, 
parks and recreation, and emergency services. Phased 
development, strategic investments and regional 
partnerships have expanded system capacity and service 
provision, particularly in Northeast and Southeast Raleigh, 
where service demands have increased substantially.  

Key Takeaways 
› Growth has exceeded what the growth framework anticipated. 

Development has generally followed the planned growth framework by 
locating in Downtown, growth centers, and planned BRT corridors. Some 
development occurring near the City’s edges requires extensions of 
water, sewer, streets, fire, and police service. 

› Water and wastewater systems are regionalized and robust but 
operating with tightening margins. Raleigh Water now serves seven 
jurisdictions and has invested in plant upgrades, trunk lines, and 
sustainability projects like the Bioenergy Recovery Project. Wastewater 
capacity increased from 60 million gallons per day (MGD) to 75 MGD.  

› Stormwater policies have been updated to address long-term needs, 
particularly in underserved areas. The City faces roughly $900 million 
in identified stormwater capital needs, with edge growth adding new 
runoff and core-area infill worsening flash flooding in older 
neighborhoods. The City has been expanding its stormwater 

infrastructure through a combination of capital investments and 
updating stormwater policies. 

› Development patterns shape fiscal efficiency of infrastructure and 
services. Infill and corridor-focused development generate higher tax 
value per acre and leverage existing capacity, while annexation-driven 
edge development can cost up to 8.2 times more per unit for fire and 
related services and lengthen routes for solid waste collection and other 
operations. 

› Major bond investments (2014 and 2022) and signature projects like 
Dix Park, have brought the total percentage of residents that live 
within a 10-minute walk of a park to 48%. Access gaps remain in 
Southeast Raleigh and parts of North Raleigh but the City holds 18 
undeveloped park sites (975 acres) that could be leveraged to close 
service gaps. 

› Public safety and climate resilience demands are rising fastest at the 
edges and in vulnerable areas. The City is working to align police, fire, 
and EMS service with population growth, particularly along the City’s 
edges and in historically underserved areas. Additionally, policies are 
being revised and new ones have been created to address 
neighborhoods that face overlapping risks from flooding, heat, and 
storms. 
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Areas of High Intensity Development 
The 2009 Comprehensive Plan established a growth framework that 
prioritized high-intensity development in the Downtown core, designated 
city growth centers, and BRT transit corridors. While many projects have 
followed that framework, development approvals since 2009 show a 
substantial amount of growth has occurred outside of targeted areas, 
particularly at Raleigh’s edges near I-540 in Northeast and Southeast 
Raleigh. 

This pattern reflects demand for large tracts of land, and it also commits the 
City to extending services. The result highlights two realities—one where 
infill and corridor redevelopment generate higher value per acre and 
leverage existing capacity, and another where outward expansion requires 
new infrastructure; longer service response times; and higher per unit costs 
for water, sewer, stormwater, solid waste, fire, and police. 

Growth Trends Relative to Water, Sewer, and  
Waste System Capacity 
Since 2005, Raleigh’s water and sewer system has expanded and regionalized 
with neighboring communities. Through utility merger agreements with 
surrounding municipalities (Rolesville, Knightdale, Wendell, Garner, Wake 
Forest and Zebulon), Raleigh Water now serves seven jurisdictions. Strategic 
projects, such as expansions at the E.M. Johnson and Dempsey Benton 
treatment plans, major trunk line extensions, and the Bioenergy Recovery 
Project, have allowed the system to keep pace with rising demand. A 
reallocation of approximately 5 billion gallons of water at Falls Lake in 2019 
has provided additional storage and enough capacity through 2045 
depending on demand growth.  

Water resilience has been further increased through formal interconnects 
with other neighboring utility systems and new water resources are being 
evaluated. These include the possible construction of new reservoir (Little 
River Reservoir located in eastern Wake County) or a new intake on the 
Neuse River, just upstream of the Neuse River Resource Recovery Facility. 
Adding one or both potential resources would likely address drinking water 
needs through 2070. On the wastewater side, the permitted capacity of the 
Neuse River Resource Recovery Facility was increased from 60 MGD to 75 
MGD in 2018 and expansions are currently being considered for both the 
Smith Creek Resource Recovery Facility and the Little Creek Resource 
Recovery Facility to accommodate future growth for the areas they serve.

 

2025 Raleigh Water Capital Investments  

Raw Water Demand 

  
Source: Raleigh Water 

Investment 
Focus Examples Planning Implication 

Expansion Plant upgrades at E.M. 
Johnson and Dempsey 

Benton; major trunk line 
extensions in Southeast 
and Northeast Raleigh 

Supports edge growth but 
locks the City into higher 

long-term service costs and 
accelerates future capacity 

needs 

Modernization Waterline replacements in 
Biltmore Hills and other 
older neighborhoods; 
aerial sewer crossing 

replacements 

Improves reliability, 
reduces infiltration, and 
addressed equity gaps 

in long-established 
neighborhoods 

Sustainability Bioenergy Recovery 
Project; resilience 

upgrades at treatment 
facilities 

Reduces long-term operating 
costs, advances climate goals, 

and strengthens system 
resilience 

Sources: 
City of Raleigh. 2025. Raleigh Water Capital Improvement Program 
City of Raleigh. 2023. Comprehensive Plan Annual Progress Report FY2022.  
North Carolina Department of Environmental Quality (NCDEQ) 
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Raleigh Water has also been actively planning for the next planned 
expansion of the Neuse River Resource Recovery Facility. Permitting 
steps have begun with requests for speculative limits and completion 
of water quality modeling to support future planned expansions to 
90 MGD and 105 MGD. In addition, Raleigh Water has been 
proactively obtaining nitrogen allocation needed for the next 
expansion step to 90 MGD. Additional nitrogen allocation has been 
obtained through regionalization of smaller treatment plants and 
through allocation purchase from South Granville Water and Sewer 
Authority in 2012 and International Paper Company in 2021 and 
2024. The 2021 and 2024 nitrogen allocation purchases will assist 
with meeting nitrogen allocation needed for the Neuse River 
Resource Recovery Facility for the next proposed plant expansion 
step from 75 MGD to 90 MGD. 

 

Water System 

 
Source: North Carolina OneMap, North Carolina Department of Environmental Quality (NCDEQ) Division of Water Resources, Raleigh 
Planning 

Neuse River Resource Recovery Facility 

Source: Raleigh Water  
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Stormwater Infrastructure 
Since adoption of the 2009 Comprehensive Plan, Raleigh’s stormwater 
challenges have grown more complex. On the City’s edges, new 
subdivisions and commercial development have increased impervious 
surface areas and runoff, requiring additional system extensions and costly 
streambank stabilization. In the urban core, aging infrastructure paired with 
denser development have led to more frequent flash flooding, particularly 
Downtown and in older neighborhoods where storm drains are undersized. 
In response, stormwater regulations today are stronger than they have ever 
been. Newer development is held to the higher standards, and, in many 
cases, infill development is improving stormwater management. 

These pressures compound existing watershed-scale challenges. Crabtree 
Creek and Walnut Creek remain among the City’s most flood-prone areas, 
with repeated damage to retail centers, homes, and public infrastructure. At 
the same time, Falls Lake continues to face nutrient loading from 
stormwater runoff, threatening water quality and raising treatment costs. 

The City has identified $900 million in stormwater capital needs, ranging 
from localized drainage fixes to major water quality and flood mitigation 
projects.72 Raleigh has begun to pilot innovative approaches, including 
leveraging debt financing, grants, and neighborhood-scale programs like 
Rainwater Rewards and the Drainage Assistance Program. A new $3 million 
ARPA-funded initiative is targeting neighborhoods with the highest 
flooding risks, marking an important shift toward equity-driven investment. 

In addition, the City has been adapting the way it approaches stormwater 
management through the way it designs its streets and sites. The City’s 
complete streets program integrates transportation and land use with green 
infrastructure, adaptation, and resiliency strategies. This results in 
promoting designs that integrate street trees, bioretention and planting 
features, and permeable surfaces that slow, capture, and absorb stormwater.  

Development Phasing as a Growth Tool 
Growth phasing is an important tool for sequencing development with 
infrastructure investment. Since the 2011 Annexation Reform Act, outward 
expansion of City limits has been largely driven by voluntary annexation. 
Urban Study Areas (USAs) identify where Raleigh is anticipated to expand 
and provide services long-term. Special Area Studies, such as the 2023 
Southeast Area Study, demonstrate how phasing can be used to coordinate 
land use, utilities, transportation, and parks over time. A Northeast Area 
Study is underway. 

 
72 City of Raleigh, Weathering the Storm: Stormwater Management & Priorities Presentation, 

2025 

Phasing matters for both fiscal and equity reasons. 
When development occurs on the urban fringe 
without coordinated service planning, the City 
must extend roads, water and sewer lines, and 
public safety coverage at higher per-unit costs. 
Fire service data show that new petitions in the 
Southeast and Northeast already face response 
times above national standards (discussed in the 
Public Safety section of this chapter), necessitating 
temporary and permanent new stations. 
Prolonged response times in growth areas can 
affect the City’s Insurance Services Office (ISO) 
rating, a national standard that insurers use to 
help set property insurance premiums. This 
underscores how delayed or deferred service 
delivery can create uncertainty or higher insurance 
premiums in outlying areas73 

Phasing can also shape sustainability outcomes. 
Development in areas without transit or mixed-
use options locks residents into high VMT, 
increasing congestion and carbon emissions. By 
contrast, sequencing growth into centers and BRT 
corridors supports multimodal access, reduces 
long-term service costs, and advances climate 
goals. Recent rezoning and permit trends, detailed 
in previous chapters, indicate that the market is 
already shifting in this direction, and the 
upcoming Comprehensive Plan provides an 
opportunity to direct this growth pattern by right 
rather than through case-by-case rezonings. 

  

73 73 City of Raleigh Fire Department. 2025. Raleigh Fire Department Master Plan 
 

Stormwater System 

 
Source: Raleigh Stormwater  
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Solid Waste Generation and Recycling Trends 
Since 2009, Raleigh has expanded its solid waste and recycling programs, 
but waste continues to enter landfills through the residential waste stream. 
Composition reports suggest that two-thirds to three-quarters of household 
material ends up as garbage, with recycling and diversion capturing only a 
modest share.  

Tracking long-term patterns is complicated by the absence of detailed local 
reporting from 2013 to 2022. Even with that limitation, the data that 
bookend this period show that total garbage tonnage has risen by roughly 
11% since 2009, recycling has increased by nearly 25%, and yard waste has 
declined by 15%. These trends reflect a growing population, evolving 
program participation, and changes in yard waste collection and processing. 

Raleigh’s efforts to expand recycling—such as rolling out larger carts in 
2010, biweekly collection, and adding more recyclable materials in 2011—
helped drive early gains.74 The introduction of standardized yard waste 
carts in 2022 has improved efficiency and worker safety.75 Even with these 
program improvements, diversion rates have not kept pace with 
population growth. 

 
74  City of Raleigh Recycling for Residents 75  City of Raleigh Sustainable Waste Management 

 

2009-2025 Solid Waste Trends 

Stream % Increase 

Garbage +11% 
Recycling +25% 

Yard Waste -15% 
Source: Raleigh Solid Waste Services 

2009-2025 Solid Waste Streams 

Fiscal Year 
Garbage 

(tons) Recycling (tons) 
Yard Waste  

(tons) 

2009 87,054 19,325 19,691 

2010 87,562 20,104 17,271 

2011 85,217 22,370 17,262 

2012 85,864 23,888 17,161 

Data Not Available 

2023 98,436 26,528 17,974 

2024 95,535 24,265 16,501 
Source: Raleigh Solid Waste Services 

Waste Collection Areas by Day of Week 

 
 
Source: Raleigh Solid Waste Services 
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Access to Collection and Disposal Services 
Raleigh’s collection services, which include garbage, recycling, and yard 
waste at $25.95, is the most affordable and encompassing service in the 
City. However, some gaps exist in coverage, particularly in East and 
Southwest Raleigh, leaving residents to pay more for collection services.  

Access to Collection and Disposal Services/Facilities 

Provider Service Details 
Monthly 

Fee Notes 

City of 
Raleigh 

Weekly garbage, bi-weekly 
recycling, and weekly yard 

waste collection. 
$25.95 

Includes $14.60 for 
garbage, $5.05 for 

recycling, and $6.30 
for yard waste. 

Waste 
Industries 

Weekly garbage pickup; 
recycling and yard waste 

may be available separately. 
$25–$35 

Fees vary by area; 
recycling and yard 
waste services may 

incur additional 
charges. 

Meridian 
Waste 

Weekly garbage pickup 
with a 95-gallon cart; 

recycling and yard waste 
services may be available 

separately. 

$25–$30 

Service availability 
depends on ZIP code; 

additional services 
may be offered 

separately. 

GFL 

Weekly garbage pickup; 
recycling and yard waste 
services may be available 

separately. 

$25–$35 

Service availability 
depends on ZIP code; 

additional services 
may be offered 

separately 
Source: Raleigh Solid Waste Services, Waste Industries, Meridian Waste, GFL Environmental 

 
76 Trust for Public Land. 2023. Raleigh, North Carolina. ParkScore® Index.  

https://www.tpl.org/city/raleigh-north-carolina 

Access to Parks, Programming, and Open Space 
Raleigh’s parks and greenway system has grown significantly, supported by 
voter-approved bonds in 2014 ($91.8 million) and 2022 ($275 million), the 
latter being the largest in City history. These investments funded major 
projects such as Dix Park, Chavis Park Phase II, Devereux Meadows, and 
multiple greenway expansions. 

As a result of these investments, 42% of Raleigh residents were within a 10-
minute walk of a park in 2023 (compared to the U.S. median of 74%76). The 
2024 Parks Plan Update adopted the 10-minute walk standards as a service 
goal and identified 18 undeveloped park properties (975 acres) that could 
improve coverage. 

Raleigh Parks is committed to building a park system that serves all 
residents through transparent and data-informed decision making. The 
Raleigh Parks Plan Update introduces a framework to guide future 
investments in park planning, improvements, and development. This 
framework supports the plan's health-focused goals and uses measurable 
data to identify areas with the greatest opportunity for park investment. 
Criteria include: 

› Health & Wellness: Communities experiencing higher levels of physical 
inactivity or mental health challenges. 

› Environmental Resilience: Areas facing environmental concerns such as 
urban heat, limited tree canopy, or impaired waterways. 

› Investment Priorities: Neighborhoods where parks have not received 
recent upgrades and where residents may face economic, language, or 
age-related barriers to participation. 

› Park Demand & Walkability: Identify parks, trails, and access 
improvements that will expand park access to the greatest number of 
people, prioritizing communities that rely on walkability and public 
transit. 

At the same time, competition for land is intensifying. High-growth edge 
areas and infill redevelopment sites are absorbing parcels that might 
otherwise be used for parks, increasing the need for creative strategies. The 
City is exploring shared-use agreements with schools and private 
landholders, redevelopment-driven open space integration, and 
partnerships with nonprofits and conservancies to expand access to parks 
for residents across the City. 
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Park Access Relative to Location  Proposed Park Projects 

 

 

 

Source: Raleigh Parks  
Source: Raleigh Parks 
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Public Safety 

Police 

Since 2009, calls for Raleigh Police Department service and reported 
incidents have climbed steadily, while staffing levels have remained virtually 
flat.77 As a result, officer-to-resident ratios are below levels recommended 
by national benchmarks.78 Development patterns shape service pressures. 
Growth at the edges stretches patrol coverage and response times, while 
infill growth Downtown and along transit corridors can create more efficient 
coverage but can produce higher per capita call volumes. Facility 
expansions, including new substations, have helped redistribute workload as 
demand continues to rise along with citywide growth. 

Fire 

Calls for fire and EMS service have climbed steadily with Raleigh’s 
population growth, increasing more than 60% since 2009.79 The City has 
invested in new stations and equipment to maintain standards, but 
disparities in response time remain. In some parts of Northeast and 
Southeast Raleigh, response times exceed national benchmarks, reflecting 
the impact of rapid development at the City’s edges. 

The Raleigh Fire Department Master Plan (2025) presents a 25-year vision 
for the department, including constructing 2 new stations and rebuilding or 
relocating five aging stations. In addition to coverage gaps, the Master Plan 
also highlights the need to prepare for vertical development. As Raleigh 
adds taller residential and mixed-used buildings Downtown and along key 
corridors, Raleigh Fire Department must invest in aerial apparatus, high-rise 
equipment, and specialized training to ensure adequate response. Strategic 
station placement in urban centers is needed to keep pace with 
densification and to maintain both safety standards and insurance 
affordability for residents and businesses.  

Alternative Response 

Raleigh has piloted several innovative programs since 2009 to reduce 
reliance on traditional police response for certain types of calls. Addressing 
Crises through Outreach, Referrals, Networking, and Service (ACORNS) pairs 
officers with social workers, while Raleigh CARES provides non-police crisis 
intervention for mental health and quality-of-life calls. 

These initiatives reflect a shift in how the City approaches public safety. As 
the population diversifies and expectations evolve, residents increasingly  

 

 
77  Raleigh Police Department Annual Report 

 

look for responses that address root causes of crises rather than relying 
solely on enforcement. Early evaluations suggest these programs reduce 
strain on patrol officers and improve outcomes for residents experiencing 
behavioral health or social service needs. Their expansion demonstrates 
Raleigh’s adaptability in aligning public safety with broader community 
well-being.  

 

78  Safe and Secure Raleigh 

 

 

79  Raleigh Fire Museum 

Police Districts and Stations  Fire Stations 

 

 

 
Source: Raleigh Police  Source: Raleigh Fire 
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Emergency Preparedness 

Since 2009, the City has expanded its emergency preparedness 
focus to include hazard mitigation, infrastructure resilience, and 
coordination with regional partners.  

Vulnerable Communities and Equity 

East Raleigh contains the City’s highest concentrations of 
residents most susceptible to the adverse impacts of natural 
hazards.80 These areas face overlapping social and economic 
challenges, including higher rates of poverty, lower household 
income, and historic underinvestment, placing them at greater 
risk before, during, and after climate-related or other emergency 
events. In contrast, West Raleigh exhibits lower overall 
vulnerability, with fewer residents exposed to these risks. 

Climate Trends 

North Carolina has experienced a sharp rise in billion-dollar 
climate disasters over the past few decades.81 Since the late 
1990s—and especially after 2015—the number of costly events 
has increased exponentially, driven primarily by severe storms 
and tropical cyclones, with winter storms, droughts, and, more 
recently, wildfires also contributing to mounting losses. Raleigh’s 
local climate trends mirror these statewide patterns. The City has 
seen a bullish uptrend in precipitation, alongside long-term 
increases in annual precipitation and average low temperatures. 
These trends underscore the growing urgency of planning for 
resilience and adaptation at both the City and regional scales. 

Hazards and Exposure 

Wake County ranks flooding, severe storms, and extreme heat 
among the region’s highest priority risks.82 In Raleigh, growth in 
corridors such as Walnut Creek and Crabtree Creek has 
expanded the number of residents living in flood-prone areas. 
Meanwhile, denser Downtown development increases the 
importance of maintaining resilient infrastructure during outages. 

The report identifies citywide assets by sector, associating them 
with a total cost, should they be lost to an extreme hazard. As 
development in flood-prone areas increases, so does the 
potential loss.  

The City experiences generally low to moderate exposure across 
most hazards, though the distribution of risk is uneven.83 

 
80 Center for Disease Control (CDC) Social Vulnerability Index 

Flooding, tornado, and lightning risks tend to concentrate in the 
Eastern and Southeastern parts of the City, following stream 
corridors and areas of older development, while much of the 
Western and Northern areas exhibit lower overall risk. Hurricane 
and landslide hazards remain limited citywide, with only isolated 
pockets of relatively moderate concern. 

These geographic trends agree with findings from the CDC Social 
Vulnerability Index, which highlights the same Eastern and 
Southeastern neighborhoods as home to residents with lower 
incomes, fewer vehicles, and higher proportions of limited English 
speakers. Together, these patterns suggest that while Raleigh’s 
physical exposure to natural hazards is moderate, social 
vulnerability amplifies the potential consequences, especially for 
residents who may face barriers to preparedness, evacuation, and 
recovery. Building resilience in these areas will rely as much on 
community capacity and communication as on infrastructure 
improvements. 

When viewed in combination, the composite risk pattern reveals 
how multiple natural hazards intersect across Raleigh, 
emphasizing areas where cumulative exposure may compound 
future challenges. The highest composite risk levels appear in 
central, Eastern, and Southeastern neighborhoods, where flood-
prone corridors, tornado exposure, and lightning frequency 
overlap. In contrast, the Northwestern and far Western parts of 
the City generally show lower combined risk, reflecting higher 
elevations and newer development patterns. 

 

81 National Oceanic and Atmospheric Administration’s (NOAA) Billion Dollar Disaster Events data 
82 Wake County’s Hazard Mitigation Plan (2024) 

83 FEMA’s National Risk Index Dataset (Communities most at risk from natural hazards) 

Vulnerable Populations by Census Tract 

 
Source: Federal Emergency Management Agency (FEMA), Centers for Disease Control and Prevention (CDC) / Agency for 
Toxic Substances and Disease Registry (ATSDR).  
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2009-2023 Heat Trends (°F)  Growth Centers Relative to Floodplains 

  

 

Source: National Oceanic and Atmospheric Administration (NOAA)  

2009-2023 Yearly Precipitation 
 

  

Source: National Oceanic and Atmospheric Administration (NOAA)  Source: Federal Emergency Management Agency (FEMA), Raleigh Planning  
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100-Year Flood Damage Potential Cost 

Infrastructure Type Cost 
Agriculture $1,689,000 
Commercial $378,060,000 
Educational $25,571000 
Government $49,531,000 

Industrial $26,814,000 
Religious $13,272,000 

Residential $172,650,000 
Source: Wake County Hazard Mitigation Plan 

 

Wildfire Damage Potential Cost 

Infrastructure Type Cost 
Hazardous Material $6,299,528,660 
Health and Medical $3,167,312,646 
Safety and Security $1,673,171,550 

Energy $1,506,412,243 
Food, Hydration, Shelter $1,459,101,764 

Water Systems $1,224,742,818 
Transportation $721,003,879 

Communications $2,644,211 
Source: Wake County Hazard Mitigation Plan 

Coordination and Communication 

Raleigh’s Emergency Management Office has expanded its partnerships with Wake County and 
state agencies, with joint drills and coordinated hazard planning. Communication methods have 
also evolved—reverse-911 alerts, wireless emergency notifications, and social media are now key 
tools. This raises digital divide challenges, particularly for households without reliable internet or 
smartphones. 

Mobility and Evacuation 

Congestion along key corridors poses challenges during evacuations. Current plans rely heavily on 
private vehicles, which limits options for households without cars. Integrating public transit, 
shelters, and accessible communication systems into evacuation planning is critical as the City 
continues to grow. Evacuation routes to I-95 from the City include US 70/US 401 and I-40 
respectively to the South of the beltline and US 64 Business and I-87 to the East. 

Evacuation and Flood-Prone Areas  

 

 

Source: Federal Emergency Management Agency (FEMA) Effective Flood Hazard Database, North Carolina Department of 
Transportation (NCDOT)  
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Development Approvals Relative to Infrastructure 
Investment 
Since 2009, Raleigh’s growth has been shaped by both infill redevelopment 
and continued expansion at the edges of the City. The 2009 Comprehensive 
Plan set a goal of directing 60% of new growth into Downtown, growth 
centers, and BRT corridors, with half of that within the BRT areas. Data show 
that, while development has largely been focused in these areas, a substantial 
amount of new development has continued outside of this growth 
framework (see Areas of High Intensity Development). New residential 
development has been particularly pronounced in Northeast and Southeast 
Raleigh. 

Annexation petitions illustrate the tradeoffs; many of the large, recent 
requests are located in edge areas and are often paired with rezoning 
proposals for large residential developments. If approved, annexation 
obligates the City to provide police, fire, solid waste, and street maintenance 
immediately, and water and sewer within 3.5 years. These commitments 
require significant upfront and ongoing investments, even when 
development occurs far into the future. Fiscal impact analysis from the 
Southeast Special Area Study (2023) indicated that higher growth scenarios at 
the City’s edges can generate service costs up to 8.2 times greater per unit 
than lower-growth scenarios (Fire Services, Growth & Annexation Council 
work session, February 2023). While these scenarios can also generate higher 
total revenues, the proportionally higher costs illustrate the long-term fiscal 
challenges of extending services to newly annexed areas. 

At the same time, infill development and corridor-focused growth are 
significantly more fiscally efficient, generating higher tax revenue per acre to 
support services. The contrast highlights the tension of development 
approvals at the edges, which can extend infrastructure and increase service 
costs, and approvals within the growth framework, which can leverage 
existing capacity and strengthen fiscal sustainability.  

 

 

Most at Risk for Natural Hazards by Census Tract 

 

Source: Federal Emergency Management Agency (FEMA) 



City of Raleigh Key Trends Report 

65 

 

8 
Natural Resources 

 

 

 

Known as the “City of Oaks,” Raleigh’s landscape of trees, 
streams, and open spaces defines its sense of place while 
providing essential ecological services that prepare 
communities to adapt to climate change and support 
public health, recreation, and stormwater management. 
Over time, growth and development have placed 
increasing pressure on these systems through habitat loss, 
expansion of impervious surfaces, and increasing impacts 
of climate hazards such as flooding and extreme heat. 
The City has implemented policies to mitigate these 
impacts and enhance quality of life for all residents. 

Key Takeaways 
› Tree canopy is declining, especially where growth is most intense. 

Raleigh’s urban tree canopy has modestly but steadily decreased since 
2009, with the greatest losses in fast-growing growth centers, major 
corridors, and higher-density zoning districts—particularly in areas east 
and north of Downtown. 

› Development patterns are fragmenting habitat and reinforcing 
ecological stress. High-intensity development along corridors and at 
the edges has accelerated habitat fragmentation, reduced vegetation 
density, and increased disturbed landscapes—conditions that undermine 
ecological corridors and make it easier for invasive species to establish. 

 

› The City is increasingly managing landscapes as ecological 
infrastructure. Tree conservation ordinances, pollinator-friendly 
planting standards, Bee City USA commitments, Biophilic Cities partner, 
and expanded green infrastructure (stormwater control measures 
(SCMs), rain gardens, bioswales) reflect a shift toward treating trees, 
soils, and vegetated systems as core infrastructure for water quality, 
habitat, and climate resilience. 

› Canopy decline and denser development have increased urban heat 
island effects in Downtown, south of Downtown, and parts of 
Northeast Raleigh. These hot spots overlap with neighborhoods where 
lower-income residents, older adults, and people with health challenges 
are more likely to live. The City has made progress in mitigating impacts 
through a variety of approaches, including expanding access to parks; 
reconfiguring streets to increase urban tree canopy through street tree 
plantings and maintenance; and use pavers and materials that reduce 
heat that is absorbed by roadways. 

› Nature preserves offer an opportunity to anchor biodiversity and 
education. Preserves like Durant, Annie Louise Wilkerson, and 
Horseshoe Farm protect large tracts of forest, meadow, and riparian 
habitat while acting as outdoor classrooms. Their integration with the 
greenway system strengthens wildlife corridors and connects residents 
to high-quality natural areas close to home. These preserves are all north 
of I-540. A prioritization scheme and future investment are needed to 
expand preserves in other parts of the City. 
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Canopy Coverage and Change 

Tree Canopy Loss and Gain by Area 

Raleigh’s identity as the “City of Oaks” continues to be shaped by the health 
of its urban tree canopy. Since 2009, overall canopy coverage has declined 
modestly as rapid growth, redevelopment, and infrastructure expansion 
have outpaced preservation and replanting efforts. A 2013 Tree Canopy 
Assessment established the first benchmark for monitoring change, and 
subsequent updates through 2020 confirm a net loss in canopy acreage. 
Losses have been most pronounced in fast-growing growth centers, along 
major corridors, and within areas rezoned for higher-density development. 

To balance these trends, Raleigh has implemented ordinances requiring that 
10–15 percent of development sites be set aside for tree conservation.84 
While replanting provides important long-term benefits, canopy gains lag 
behind the immediate impact of removals, leaving an overall decrease in 
canopy coverage through the 2010s. Block groups east and north of 
Downtown experienced the greatest canopy loss from 2010 to 2020. 
Scattered areas in South Raleigh and West Raleigh also experienced greater 
than 5% loss. Substantial gains were realized in the southwest, northwest, 
and northeast parts of the City.  

Correlation with Development and Zoning 

The map shows that some areas that have experienced notable infill 
development north and east of Downtown have also experienced notable 
tree canopy loss. These areas are in or near city growth centers and planned 
BRT corridors. Many rezoning cases in growth corridors include conditions 
related to tree canopy restoration or greenway easements, highlighting the 

 
84  City of Raleigh. (n.d.). Unified Development Ordinance, Section 9.1.3 Tree Conservation 

Required 

City’s commitment to integrating natural 
resource protection into development 
approvals. Exemptions in transit-oriented 
districts and the scale of growth have limited 
conservation outcomes. The result is a 
landscape where preservation is strongest in 
riparian buffers, greenways, and overlay 
districts.  

 

Change in Tree Canopy Coverage Percentage (2010-2020) 

 
Source: Raleigh Parks 

2010-2020 Change in Canopy Loss by Block Group 

 
Source: Raleigh Parks, NatureServe 
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Ecological Cooridors  Vegetation Density  

 

 

 
Source: Raleigh Planning, North Carolina Natural Heritage Program  Source: Raleigh Planning, Raleigh Parks 
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Biodiversity and Habitat Health 

Raleigh’s ecological health has been shaped by the tension between rapid 
urbanization and ongoing conservation efforts. Since 2009, habitat 
fragmentation has accelerated as development has surged, particularly 
along major corridors and in growth centers. Sensitive stream corridors such 
as Walnut Creek and the Neuse River basin have been priority areas for 
protection. Many wildlife/ecological corridors are in poor conditions. 
Vegetation density also falls on the lower side in Raleigh overall, with 
Southeast Raleigh having the most vegetative density. The City has been a 
Biophilic Cities partner since 2022.85 The City’s commitment to preservation 
has resulted in 6,209 acres of parkland, 118 miles of trails, and lands 
conserved for flood control and ecological purposes.86 

Native and Invasive Species 

The North Carolina Native Plant Society (NCNPS) maintains North Carolina’s 
Invasive, Non-Native Exotic Species List, developed with input from the NC 
Invasive Plant Council, NC Natural Heritage Program, USDA Forest Service, 
NC Botanical Garden, the NC Department of Agriculture & Consumer 
Services, and other experts. Species are ranked by documented ecological 
impact—Rank 1 (Severe), Rank 2 (Significant), Rank 3 (Lesser)—with Watch 
Lists A/B identifying emerging or neighboring-state threats, making the list 
a consensus-based reference for planning and management. This 
broadening of ranked and watch-listed species suggests continued 
presence and introduction of invasive plant species, particularly in areas 
where both mild climates and frequent disturbance support ongoing 
establishment. 

From 2010 to 2023, the NCNPS list shows growth in the highest-impact 
Rank 1 category and in Rank 3, while Rank 2 held about steady and Watch 
List A expanded. This broadening of ranked and watch-listed species may 
suggest continued presence and introduction of invasive plants across 
North Carolina. The pattern is consistent with ongoing establishment in fair-
weathered parts of the state where milder conditions and frequent 
disturbance are more likely to support spread once species arrive. 

N.C. Forest Service’s Forest Health Invasive Pest Maps track non-native 
forest pests on a statewide 10-minute (~10-mile) grid. Grid cells are shaded 
when a new pest occurrence is confirmed, and the maps are updated on 
confirmation, producing a cumulative picture of spread over time. Coverage 
includes high-priority pests (e.g., emerald ash borer, laurel wilt, thousand 
cankers disease).  

 
85 Biophilic Cities Raleigh, North Carolina 

Shifting climate conditions in North Carolina, which are characterized by a 
warmer, often wetter and more humid environment, have created more 
favorable habitats for a variety of invasive species, aiding their spread across 
the state’s central Piedmont region, including Raleigh/Wake County. This 
pattern is confirmed from both directions of spread—the emerald ash 
borer, long established in Northern/midwestern states, is now verified 
across much of North Carolina’s interior, and laurel wilt, first prevalent 
farther South along the Southeast coast, shows inland expansion into 
central North Carolina. The N.C. Forest Service detection maps document 
these confirmations at the county level over time. 

Raleigh’s development patterns and land disturbance trends reinforce many 
of these ecological pressures. The City has experienced significant 
redevelopment within growth centers and major corridors, as well as 
continued suburban expansion at its edges. These patterns have 
contributed to canopy reduction, habitat fragmentation, and an increase in 
disturbed landscapes—conditions that facilitate the establishment of 
invasive species and pests. Areas experiencing highest canopy loss, 
particularly Southeast and Northeast Raleigh, overlap with locations 
undergoing substantial redevelopment activity. 

86 Biophilic Cities Raleigh, North Carolina 

Pollinator Corridors 

City policies have consistently emphasized the use of native, drought-
tolerant, and pollinator-friendly plantings in both public projects and private 
developments. This shift in planting standards supports greater ecological 
resilience while reducing the long-term maintenance burden on public 
landscapes. Complementing these efforts, invasive species management 
programs introduced after 2014 have targeted the removal of invasive 
plants and pests, such as kudzu and the emerald ash borer that undermine 
habitat health. 

Pollinator protection has become a notable area of leadership for Raleigh. 
The City’s adoption of Bee City USA status formalized its commitment to 
pollinator corridors and biodiversity, aligning park management, greenway 
expansion, and community planting programs with ecological best 
practices. At the same time, green infrastructure—such as stormwater 
control measures, rain gardens, and bioswales—has been incorporated into 
both capital projects and site development. These investments not only 
improve water quality and flood resilience but also create diverse habitat 
patches that strengthen the ecological network within the urban fabric. 

 

2010-2023 North Carolina Number of Invasive Species 

 
Source: North Carolina Native Plant Society (NCNPS). North Carolina Invasive, Non-Native Exotic Species List, developed in collaboration with the NC Invasive 
Plant Council, NC Natural Heritage Program, USDA Forest Service, NC Botanical Garden, and the NC Department of Agriculture & Consumer Services (2010–
2023). 
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Public Health, Access, and Climate Resilience 

Urban Heat Island  

Raleigh’s growth has resulted in the development patterns that have 
reduced canopy coverage, expanded exposed asphalt and heat absorbing 
surfaces, and exacerbated localized urban heat island effects since 2009. 
Rising summer temperatures are felt most acutely in heavily built 
environments like Downtown and along transit corridors, where shading is 
limited and greater swaths of paved areas are exposed. Heat vulnerability 
generally corresponds to areas of high development south of Downtown, 
Downtown, and in Northeast Raleigh. Mitigation efforts, including street 
tree planting, expansion of green roofs, and integration of green 
stormwater infrastructure into site plans, have emerged as key strategies to 
counteract these heat pressures.  

Extreme Heat Vulnerability 

Extreme heat vulnerability is an issue the City is addressing. Post-2018 
overlay analyses indicate that the greatest risks are concentrated in areas 
with low canopy coverage, where vulnerable populations—seniors, residents 
with chronic health conditions, and lower-income households—are most 
likely to live. These findings have informed targeted tree-planting 
campaigns and cooling interventions, linking environmental justice goals 
with climate adaptation planning. As Raleigh’s population continues to 
grow, the City’s continuing emphasis on integrating health, equity, and 
resilience outcomes into its natural resource and land use policies will shape 
long-term sustainability. 

Extreme Heat Vulnerability in the Morning  Extreme Heat Vulnerability in the Afternoon 

 

 

 

Source: National Oceanic and Atmospheric Administration (NOAA) Heat Severity 
Index 

 Source: National Oceanic and Atmospheric Administration (NOAA) Heat Severity Index 

Extreme Heat Vulnerability in the Evening 
  

 

  

Source: National Oceanic and Atmospheric Administration (NOAA) Heat Severity Index   
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Access to Parks and Green Space 

Access to high-quality parks and open space has also become a defining 
measure of community well-being. By 2024, Raleigh managed over 6,100 
acres of parkland, 4,000 acres of greenways, and 117 miles of trails, 
providing an extensive system that reaches much of the City.87 Surveys 
show consistent demand for walkable neighborhood parks within a ten-
minute walk, especially in growing suburban areas and historically 
underserved neighborhoods. The alignment of greenway corridors with 
major waterways has helped connect fragmented areas of the City, and it 
has also highlighted gaps in neighborhood-scale park access. This is 
especially apparent in Northeast Raleigh, where development approvals 
have surged since 2010. 

For further information on parks and green space, see “Access to Parks, 
Programming, and Open Space” in Chapter 7: Infrastructure and Services. 

 
87  City Of Raleigh 2009 Comprehensive Plan Section 8: Parks, Recreation, and Open Space 

 

Park Access  Parks and Greenways within 0.25 Miles 

 

 

 
Source: Raleigh Parks   Source: Raleigh Parks 
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Watershed and Stream Protection 

Water Resources, Preservation, and Restoration 

Raleigh’s water resources are central to its natural systems and climate 
resilience. Since 2009, City policy has emphasized the protection of the 
Neuse River and its tributaries, including Walnut Creek and Crabtree Creek, 
through both regulatory and capital investment strategies. Stormwater 
Control Measures (SCM) have been steadily expanded to reduce runoff 
volume and improve water quality, with requirements now embedded in 
site development standards. These investments not only address immediate 
flooding hazards but also reduce downstream nutrient loading that 
contributes to impaired water quality in Falls Lake, the region’s primary 
drinking water reservoir. 

Watershed studies conducted over the past decade highlight the dual 
challenges of localized flooding and nutrient pollution. High-intensity 
development has amplified runoff, elevating flood risks in Downtown 
Raleigh as well as in neighborhoods along Crabtree and Walnut Creeks. At 
the same time, fertilizer use and impervious surface growth have increased 
nitrogen and phosphorus loads in surface waters. These findings have 
driven the City’s strategy of pairing regulatory measures, such as riparian 
buffer protections and green infrastructure requirements, with targeted 
restoration projects. 

City capital programs have invested millions in restoring degraded streams 
and preserving lakes for stormwater management. These projects not only 
stabilize channels and improve aquatic habitat but also expand flood 
storage and reduce erosion. Integration with the City’s greenway network 
has created added public benefits, providing recreational amenities while 
maintaining riparian buffers. Together, these efforts illustrate how 
watershed protection has become a cornerstone of Raleigh’s broader 
environmental and climate adaptation strategy, ensuring water quality and 
flood resilience remain priorities amid continued urban growth. 

 

2009-2024 Water Quality of Surface Waters  Impaired Waters 

 

 

 
Source: North Carolina Department of Environmental Quality (NCDEQ), Division of Water Resources.   Source: North Carolina Department of Environmental Quality (NCDEQ), Division of Water Resources 
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Nature Preserves and Alignment with 
Parks Content 
Raleigh’s system of nature preserves provides an essential 
complement to its broader park and greenway network by 
anchoring biodiversity and environmental education within the 
City’s landscape. Clustered in an arc north of Interstate 540, 
preserves such as Durant Nature Preserve, Annie Louise 
Wilkerson Nature Preserve, and Horseshoe Farm Nature 
Preserve protect large tracts of forest, meadows, and riparian 
corridors that sustain wildlife habitat and native ecosystems. 
These sites also function as outdoor classrooms, offering 
nature programs, interpretive trails, and opportunities for 
hands-on ecological learning. 

The integration of preserves into the City’s parks and greenway 
planning has ensured they serve dual roles—conserving 
sensitive habitats while expanding recreational opportunities. 
The preserves mentioned above are all north of I-540. It is 
important to develop a prioritization scheme and funding 
investment for expansion of preserves in other parts of the City. 
Greenway connections to these preserves extend the reach of 
the City’s trail system, allowing residents to experience natural 
landscapes within a largely urban setting. By balancing 
ecological stewardship with public access, Raleigh’s nature 
preserves strengthen the resilience of the natural resource base 
while enhancing the cultural and recreational value of the parks 
system a

Nature Preserves and Managed Areas  Parks and Greenways 

 

 

 
Source: NC Natural Heritage Program, Raleigh Parks   Source: Raleigh Parks  
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