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Illustration 1: Examples of possible new developments on Hillsborough Street (from left to right and top to 
bottom: Fitzrovia by Ridgeford Properties, Atlantic Plumbing site by JBG, Sugar Cube by Urban Villages, NY 
micro apt by BF) 
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As Raleigh continues to see growth, we must accommodate the needs of all existing and new 
residents in ways that are sustainable and promote a rich quality of life.  Facing NC State University, 
Hillsborough Street has great potential for walkable, dense urban development that ties strategically 
into sustainable growth for Raleigh. This paper focuses on the area of Hillsborough Street bounded by 
Brooks Avenue from the West, Clark Avenue from the North, and Enterprise Street from the East. 
 
Raleigh YIMBY (standing for “Yes In My Back Yard”) strives to promote livable, pedestrian-oriented 
development with transit along urban corridors like Hillsborough Street incorporating practical, 
sensitive transitions to single-family home neighborhoods. In the past, Raleigh YIMBY has championed 
compact development and promoted urban infill projects with the goal to reduce suburban sprawl. 
We believe that the basis for a sustainable city lies in walkable communities.  
 
Hillsborough Street is in need of sensible policies that promote a higher quality of life for its residents, 
both current and future.  In talking to various groups and people, we have identified a set of goals that 
will enhance the overall well-being of the street while promoting sustainable growth in Raleigh as a 
whole: 
 

 Create walkable Streets  Promote demographic diversity  

 Encourage compact residential 
development  

 Promote high-frequency transit on 
Hillsborough Street that connects to a variety 
of destinations along urban corridors 

 De-prioritize cars and provide refined 
transit options 

 Create and effectively use public spaces 

 Create practical, sensitive transitions to 
neighborhoods 

 Expand neighborhood commercial and retail 

 Preserve architectural diversity   Identify and meet the needs of merchants 

 

A number of specific factors, including zoning restrictions, regulations, parcel sizes, and economic 
factors have had a detrimental effect on revitalizing Hillsborough Street in recent years. It is lined with 
low-rise buildings dating from the 1950s, many of which are in need of renovation or replacement.  
Parking requirements, sun angles, 40-foot height limitations, and noise ordinances all add to the 
barrier to development that have kept the streetscape effectively unaltered for decades. 
 
As stated above, this paper focuses specifically on the area of Hillsborough Street bounded by Brooks 
Avenue on the West, Clark Avenue on the North, and Enterprise Street on the East.  Please see Figure 
1 for a map of the area of Hillsborough Street we plan to discuss. This area has great potential to be an 
urban, pedestrian nexus given the right incentives from the City of Raleigh.  To reach its full potential, 
the following key issues should be addressed, which are summarized in the conclusion of this paper: 
 

1) Zoning height, density, and setback requirements. 
2) Parking requirements. 
3) Use restrictions for restaurants, bars, and drinking establishments. 
4) Restrictions on outdoor music and amplified music. 
5) Transitions from mixed-use to residential properties. 
6) Extending mixed-use development further north of Hillsborough Street. 
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7) Pedestrian crossings. 

Current Zoning 

The UDO will eventually replace the current zoning standards, but at the moment, the figure shows 
the current zoning for the area.  Note that low density housing (R-6) abuts much of the neighborhood 
business district (NB) which consists of the retail and commercial on Hillsborough St.  In the UDO, 
much of the NB district is being proposed to NX-4-SH (4-story neighborhood mixed use).   

Two years ago, the Hillsborough St Community Services Corporation (HSCSC) commissioned a study 
entitled the 2012 Hillsborough St Economic Development Study.  The study examined the economic 
feasibility of current and possible future zoning.  In conclusion, the summary states: 

Much of the residential area between Hillsborough Street and Clark Avenue is predominantly occupied by rental 
properties, not owner occupied single family homes. This area could benefit from further study to create a 
transition zone from mixed-use on Hillsborough Street to neighborhoods north of Clark Avenue. 
 
Most of the development sites in the central area of Hillsborough Street are confined to a narrow zone of 
relatively small parcels abutting directly to residential zoned properties. The 50 foot buffer requirement on these 
sites makes development very difficult in most cases. 

Illustration 2: Current Zoning for the area before UDO is mapped. 
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Community Support for Density 

 

Illustration 3: Rendering of building form recently rezoned seven-story building on Hillsborough Street. 

 

There is support in the immediate study area for dense, urban development and supporting retail, as 
evidenced by a successful rezoning (Z-2-14) on Hillsborough Street near Horne St to 7-stories 
neighborhood mixed-use.  A rendering prepared by the developers can be seen in Illustration 3.  In the 
immediate area, large support for the project is shown on the map below (Illustration 4).  The support 
from the re-zoning is not the only indication of a push to densify the area.  The 2012 Feasibility Study 
also noted the largely rental and student housing area.  The demographics here likely reflect the large 
support in and around this area for greater housing options in close proximity to the university with a 
number of amenities within walking distance.   

Illustration 4: Support for Z-2-14, the seven-story mixed-use rezoning on Hillsborough St.  Star denotes the 
location of the rezoning. 
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What is a neighborhood? 

To most people, the term “neighborhood” can often conjure up images of a typical suburban 
neighborhood with rows of single family homes occupied by their home owners.  The area along 
Hillsborough Street is much different.  Being a mix of retail, apartments, churches, and other uses, the 
owner-occupied single family (OOSF) home is a small minority.  Illustration 5 highlights in red the 
OOSF homes in a slightly enlarged section of the area of interest.  Non-marked areas are composed 
largely of rental units for both single family and multi-family along with retail on Hillsborough, 
institutional buildings like churches and the university, and a few owner-occupied, multi-family 
dwellings.  If we extend our area of interest farther east to Maiden Lane, just 14 of the 166 properties 
are OOSF homes.  Maiden Lane, Enterprise St, Garden Pl, Hope St, Logan Ct, Chamberlain St, Pogue St, 
and Gardner St have no OOSF homes.   Since single family homes in the new UDO require much 
greater setbacks for development, it is also worth noting that just 3 of the 29 lots adjacent to 
properties fronting Hillsborough St are OOSF homes. 

 

Illustration 5: Map showing the OOSF homes in the area. 
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Transit 

Hillsborough Street is also identified as a major transit corridor.  Table 1 shows the buses that traverse 
the street adjacent to the university.  In total, CAT, TTA, and Wolfline routes have 50 buses traversing 
the street during the peak hour from 5pm to 6pm which amounts to approximately one bus a minute. 

Table 1: Buses along Hillsborough St in front of the university from 5 to 6pm weekday (2013 numbers)  

 

Now one million people, Wake County is one of the largest and fastest growing counties in North 
Carolina and the United States.  With Wake County moving towards a transit plan, Raleigh can 
demonstrate its commitment to transit by densifying major corridors.  The Hillsborough Street area 
potentially stands the most to gain with additional high frequency transit options.   With the goal of 
creating a sustainable mobility plan for the county, the densification of Hillsborough Street is of key 
importance.  As Jarrett Walker, leading expert in public transit planning, noted in a recent ULI 
workshop [Walker], transit ridership grows as density grows with the greatest gains occurring when 
average residential densities of 20 DU/acre are within a quarter mile walking distance of transit stops. 
Density beyond this help promote more amenities locally, further encouraging a walkable community.  
High frequency transit (defined as four services per hour) enable mobility alternatives and access to a 
variety of destinations along urban corridors like Hillsborough Street. 
 

 

 

 

 

 

 

 

  

Hillsborough St Buses from 5 to 6pm

Authority Route Bus #

TTA Raleigh-RTC 105 2 2

TTA Raleigh-Airport-RTC 100 2 2

TTA Chapel Hill Express CRX 2 2

TTA Durham Express DRX 2 2

CAT Method 12 2 2

CAT Rex Hospital 4 2 2

Wolfline Avent Ferry 1 5 loop – no outbound

Wolfline Gorman Street Local 9 3 loop – no outbound

Wolfline Hillsborough St 2 3 loop – no outbound

Wolfline West Grove 4 2 loop – no outbound

Wolfline Varsity 5 4 loop – no outbound

Wolfline Carter Finley 6 4 loop – no outbound

Wolfline Southeast Loop 8 5 loop – no outbound

# of buses 

inbound (5 

to 6pm)

# of buses outbound 

(evening rush hour)
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Proposed Rezoning – Sustainable, Walkable Growth 

There are many reasons to support pedestrian-friendly densification of Hillsborough Street in front of 
the university: 
 

 Support the revitalization of the Hillsborough Street area 
 Provide housing alternatives to new residents of Raleigh 
 Reduce sprawl and mitigate traffic in all of Raleigh 
 Enhance Hillsborough Street with amenities, work, and schools within walking distance 
 Densify high-frequency transit corridors 

 
As seen from the bus lines above, there are already ample transit options on Hillsborough Street.  
Combined with future transit growth, densification in anticipation of future transit options makes 
sense.  Additionally, much of the area is dominated by rental units, and as seen from the last rezoning 
case, many of the immediate residents support densification of the area.  Furthermore, land owners 
and home owners benefit from increased real estate values.   
 
To that affect, we propose seven to ten stories bordering Hillsborough Street and Vanderbilt 
transitioning down to three to four stories on the South side of Clark Ave (see Illustration 6). 
 

Illustration 6: Proposed rezoning 
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Parking Overlay District 

The Hillsborough/Clark area is already walkable to a number of destinations including retail on 
Hillsborough Street, shopping at Cameron Village, and work and study at the university.  Despite the 
area's walkability and availability to transit, the parking requirements are based on a suburban form 
model.  We request changing the parking requirements to better suit such an urban, pedestrian-
friendly environment through two main changes: 1) adding parking meters and 2) removing minimum 
parking requirements for new developments.  

Parking Meters 

Public parking comes in the form of both street parking and public parking lots.  In suburban form, 
these spaces tend to be free and are available on a first come, first serve basis.  This perpetuates the 
notion that parking should be free everywhere, which is not sustainable in urban form.   Around 
Hillsborough Street and other denser areas, demand for the parking spaces are great, and additional 
measures such as parking meters on Hillsborough Street have been deployed. 

Illustration 7: Vanderbilt Avenue with free street parking. 

Comments by vendors and economic development organizations usually cite the lack of parking as a 
shortcoming in promoting the welfare of the street.  It has been suggested more than once that a 
public parking structure would ameliorate the situation.  However, the cost to build a parking 
structure has been prohibitive.  Numerous street parking spots are available along Vanderbilt and 
additional side streets which sum up to approximately 227 free spaces (see Table 2).  These spaces 
usually stay occupied by the same vehicle most the day.  Given the walkability of the area, it is desired 
to free up these spaces so multiple vehicles can use the same space over the day, creating greater use 
of public space and allowing more visitors to the area.  To this end, we propose metering these spaces 
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24 hours a day, 7 days a week, increasing turnover, and better utilizing these spaces.  Fees from 
parking could be fed back into a transportation fund to better serve the area.   

There has been some discussion in the community about building a parking structure to 
accommodate additional parking.  Metering the streets, however, would be a much more efficient 
measure. Metered on-street parking would be distributed evenly along the street, whereas parking 
structures serve the most immediate retailers more effectively than ones farther away. Additionally, 
parking structures are unsightly and can be perceived as unsafe. 

 

Street On-street Parking Spaces 

Vanderbilt Ave 58 

Horne St 18 

Clark Ave 57 

Pogue St 11 

Gardner St 7 

Chamberlain St 28 

Logan Ct 8 

Hope St 16 

Garden Pl 4 

Brooks Ave 20 

Total 227 

Table 2: Tally of available free on-street parking spaces throughout Hillsborough St./Clark Ave. area. 

Pricing of Metered Parking 

Most of the adjacent street parking on Vanderbilt Street and other side streets is neighborhood 
regulated but allows 2 hour parking for free.  Such free parking (albeit always occupied) gives the 
notion that parking is free and does not come at a price.  A driver looking for a space has the notion 
that if they drive around enough they will eventually find a space.  For the area, this is extremely 
inefficient because it increases the amount of car traffic in the area and wastes the time of the driver.   

In addition to metering all spaces within the Hillsborough Street area, pricing the meter can have a big 
effect on parking availability as well.  As pointed out in the “High Cost of Free Parking” [Shoup], pricing 
should be set competitively such that there is always some percentage of spaces available.  Such 
metering should not be limited to a 9am to 5pm basis but should be 24 hours round the clock.  Pricing 
could vary throughout the day to accommodate the varying demand levels.  This would benefit the 
community in the following ways:  

1) Residents could receive guests more easily 

2) Shoppers could drive to Hillsborough Street with the confidence that a space is available  

3) Turnover of car spaces would be more efficiently used throughout the day.  
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4) Parking on Sunday and during special events has always been challenging for the churches in 
the area.  Parking meters could be priced accordingly on Sunday morning to allow more spaces 
for churches during that time.  It is especially difficult for churches during special events 
(weddings, wakes) during the week as well.  Freeing more spaces up by appropriate pricing of 
parking meters would help the situation. 

If over time, metered parking eventually becomes 100% occupied, prices could be increased in parking 
meters following market demand.   

 

Illustration 8: Example of Streetscape (rendering of Owings Mill, MD http://metrocentreom.com/) 

Illustration 9: Approximate area for metered parking and removing minimum parking requirements. 
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Minimum Parking Requirements 

Referring back to Z-2-14, the seven story, mixed-use development was proposed with no parking, 
current ordinances require some minimum parking be available on site or spaces be leased in close 
proximity.  In reality the identified tenants of this development would be studying at school and the 
aim was to market to students who would not be bringing a car to school.  The Raleigh's 2009 
Streetscape Plan for Hillsborough Street [University] recognizes Hillsborough Street's walkability 
noting that half of the patrons actually walked to stores: 

“Since the results of a Planning Department survey show approximately 50% of the business patrons 
walk to the stores, a reduction in off-street parking requirements seems logical.” 

If we dig deeper, we find ourselves asking the question of why have parking requirements in the first 
place.  Parking requirements were originally set up so that available “free” public parking in the 
surrounding neighborhoods would not be overwhelmed if a development did not provide enough 
parking for their patrons.  In and around Hillsborough St, however, almost all public parking is by 
special neighborhood permit, so non-residents cannot even legally park on the street for any duration 
of time anyway. 

So why does Hillsborough Street still have minimum parking requirements if automobiles of future 
residents cannot park in the surrounding neighborhoods?  Requiring parking at a development 
subsidizes the parking space, distorts market demand, and discourages more pedestrian friendly 
developments [Shoup].  To fix this problem, we request adding an exception to the Hillsborough Street 
area removing the minimum parking requirement for developments. Demand for parking can be 
offset by the surrounding metered spaces as discussed above.   

Transparency in Parking Price 

To promote pedestrian-friendly, urban development, it is important to decouple parking costs from 
other land uses.  For example, minimum parking requirements necessitate the allocation of parking 
that comes as a cost.   These costs are passed on in the form of more expensive leases and rents which 
often come bundled with parking spaces.  This is the standard practice in suburban development 
form; however, it can have a detrimental effect on urban development for two reasons.  First, it 
creates this need to build more parking than necessary which degrades the pedestrian environment, 
pushing stores farther away from each other with expansive parking lots in between.  Secondly, it 
favors the renter or lessee who has a car (a form of car ownership subsidy) and does not give people a 
choice of whether they actually want a parking space. 

Being one of the most walkable areas of Raleigh, Hillsborough Street could be even more walkable if 
we decouple parking costs from other uses.  In specific, we request that, to the extent possible, future 
and current developments give renters and lessees the option to rent out parking spaces instead of 
bundling them with an apartment or store lease. 

Amplified Entertainment Permit 

In Raleigh, amplified music in a bar or restaurant requires an Amplified Entertainment Permit 
[RaleighNC].  In addition to regulating music, the permit also requires that the applicant secure 
additional parking on the order of one space per fifty square feet of gross floor area.  Given the 
unavailability of off-street parking on Hillsborough Street, new restaurants and bars are challenged to 
find adequate parking to obtain a permit to have music.  Outdoor music is even more restricted, as it 
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requires special use permits just for specific dates. The original goal of the permitting was to be 
sensitive to noise in adjacent neighborhoods.  However, given the demographics of the residents 
between Hillsborough Street and Clark Ave (many of those residents benefiting from such events), we 
request that the permitting process be re-evaluated.  As one suggestion, parking requirements for 
amplified entertainment permits could be waived on Hillsborough Street.  Furthermore, a rezoning 
that would extend mixed-use to Clark Avenue would provide a greater buffer to the traditional single 
family neighborhood to the North of Clark Ave.  As such, businesses on Hillsborough Street could be 
given more leeway to have outdoor events and provide music to their patrons. 

Land Uses and Connectivity to Neighborhood 

In addition to increasing dense zoning within this area, land-use designations should be re-evaluated.  
Illustration 10 shows some proposed land-uses. 

The proposed UDO remapping marks Hillsborough St with a neighborhood mixed-use category (mostly 
NX-4).  Drinking establishments, bars, and nightclubs would be excluded from this category though 
they are permitted today under existing code.  This runs counter to redeveloping Hillsborough St and 
creating a walkable environment on two counts.  First, restaurants and bars are ranked very highly in 
walkability scores, so discouraging their use would effectively reduce the total walkability of the 
environment.  Successful bars and restaurants are key ingredients in creating popular local pedestrian 
areas.  Secondly, bars and restaurants have traditionally existed on Hillsborough St. for many years.  If 
such a change in land use is desired, it should be brought up as a local community discussion rather 
than as an artifact of city-wide rezoning.  To address this concern, we request that drinking 
establishments also be included in the land uses along Hillsborough Street as part of the UDO 
remapping, with measures put in place to protect nearby residents from any potential negative 
effects. 

Illustration 10: Proposed land-uses 
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Such establishments could be limited to just Hillsborough St., but with increased density, there is more 
opportunity to create mixed uses on Vanderbilt Avenue as well.  Houses could be converted into 
restaurants and businesses, for example.  Creating a mixed-use, urban form creates more 
opportunities for walkable amenities increasing the overall quality of life.  Some of the Clark-
Hillsborough connector streets, such as Pogue St and Enterprise St, could be especially singled out to 
include retail and commercial business as they offer a pathway to Cameron Village and Raleigh Little 
Theater.   

Clark Avenue also deserves special attention.  With its roadway median and infrequent traffic lights, 
Clark Avenue is a fast route for automobiles to go from Brooks Ave to Oberlin Rd.  The disadvantage, 
however, is that automobile traffic also presents a difficulty for pedestrians to cross the road, creating 
an unsafe pedestrian crossing barrier.  We request that improvements to pedestrian crossings be 
made on Clark Ave to facilitate and stimulate more pedestrian North-South movement across Clark 
Ave. 

Conclusion 

Hillsborough St holds great promise to be an urban, pedestrian nexus for Raleigh.  Not only is it the 
gateway to NCSU, but is also an identified high-frequency transit corridor with the highest bus 
frequency outside of downtown.  Furthermore, Raleigh itself is one of the fastest growing cities in the 
nation.  However, current regulations and the surrounding low-density housing make it difficult to 
develop the area despite its urban, pedestrian qualities.  Freeing Hillsborough Street of some of its 
regulations by allowing greater density and reducing parking requirements could encourage 
sustainable growth in our urban core.   On-street parking could be metered at market rates, and 
parking itself could be unbundled from leases.  Better pedestrian connectivity from Clark Avenue 
could facilitate deeper reach into the University Park neighborhood, and allowing more land uses on 
Hillsborough, Vanderbilt, and Enterprise, could further increase the diversity of amenities in the area.  
In conclusion, Hillsborough Street has great potential which can be realized if certain changes are 
made. The suggestions made in this paper aim to orient policy makers towards a clearer vision for 
Hillsborough Street.   
 
In summary, we recommend the following: 
 

 Increase permitted densities and heights on Hillsborough Street, and extend denser mixed-use 
zoning to Clark Avenue.  Heights would be graduated from seven to ten stories on Hillsborough 
Street stepping down to three to four stories on the south side of Clark Avenue.  

 Make all on-street parking 24-7 metered parking priced by market demand.  Revenues from 
parking meters should be reinvested into additional transit options and amenities in the area, 
such as bus shelters with modern electronic signage announcing the bus services in order of 
arrival.  Parking revenues could be administered for transit improvements through the HSCSC.  

 Remove all minimum parking requirements for new developments and/or new uses. 

 Re-evaluate parking requirements for amplified entertainment permits. 

 Eliminate the 50-foot no-build buffer between mixed-use development and residential uses, 
and replace with a graduated development model. 

 Allow additional uses such as bars and drinking establishments on Hillsborough Street. 

 Allow uses associated with neighborhood mixed-use on Vanderbilt and other side streets. 
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