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Municipal Building 
222 West Hargett Street 
Raleigh, North Carolina 27601 
 
One Exchange Plaza 
1 Exchange Plaza, Suite 1020 
Raleigh, North Carolina 27601 
 
City of Raleigh 
Post Office Box 590 • Raleigh 
North Carolina 27602-0590 
(Mailing Address) 
 

TO: Ruffin L. Hall, City Manager 

FROM: Ken Bowers, AICP; Matthew Klem  

DEPARTMENT: City Planning 

DATE: August 20, 2020 

SUBJECT: City Council agenda item for September 1, 2020 – Z-17-20 
 

On August 18, 2020, City Council authorized the public hearing for the following 
item:  

Z-17-19 Capital Blvd, located southeast of the intersection of Capital 
Boulevard and Peace Street, being Wake County PINs 1704610843, 
1704611706, and 1704610614. Approximately 3.32 acres are requested by ZP 
NO. 338, LLC to be rezoned. 

Proposed zoning conditions prohibit the following uses: adult establishments, 
vehicle fuel sales, vehicle repair, jails, prisons, and detention centers. Zoning 
conditions also provide for a location on the property for a city bike share 
station at the time of site plan development. 

Current zoning: Industrial Mixed Use-12 stories (IX-12) and Downtown Mixed 
Use-12 stories-Urban General- Conditional Use (DX-12-UG)  

Requested zoning: Downtown Mixed Use-40 stories-Shop Front- Conditional 
Use (DX-40-SH-CU) 
 

The request is consistent with the 2030 Comprehensive Plan. 

The request is consistent with the Future Land Use Map.  

 

The Planning Commission recommends approval in a vote of 9 to 0. 

The North Central CAC voted on the case 7(Y) - 10(N) during the September 
10, 2019 meeting. The CAC vote occurred prior to the February 2020 City 
Council action. 

Attached are the Planning Commission Certified Recommendation, the Zoning 
Conditions, the Petition for Rezoning, and the Neighborhood Meeting Report. 

 

 

 



 
RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR#  

CASE INFORMATION: Z-17-19 CAPITAL AND PEACE     
Location Southeast of the Capital Boulevard and Peace Street interchange. 

Address: 506 Capital Blvd  

PINs: 1704611622 

iMaps, Google Maps, Directions from City Hall 
Current Zoning IX-12 and DX-12-UG 
Requested Zoning DX-40-SH-CU 
Area of Request 3.32 acres 
Corporate Limits The subject site is within and surrounded on all sides by the 

corporate limits of the city. 
Property Owner ZP NO. 338, LLC 
Applicant ZP NO. 338, LLC 
Citizens Advisory 
Council (CAC)  

North Central 

PC Recommendation 
Deadline 

October 9, 2020 

SUMMARY OF PROPOSED CONDITIONS 
1. Prohibited uses: adult establishment; vehicle fuel sales; detention center, jail, prison; 

vehicle repair (minor and major). 

2. The site plan for development of the property shall provide for a mutually acceptable 
location on the property or adjacent right-of-way to accommodate a City bikeshare 
station. Unless the City elects to install the station at a later date, the property owner 
shall install the City bikeshare station prior to issuance of a certificate of occupancy. 

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Central Business District 

Urban Form Downtown and Core Transit Area 

Consistent Policies Policy LU 1.2 Future Land Use Map and Zoning Consistency 

Policy LU 1.3 Conditional Use District Consistency 

Policy LU 2.2 Compact Development 

Policy LU 2.6 Zoning and Infrastructure Impacts 

https://maps.raleighnc.gov/iMAPS/?pin=1704611622
https://www.google.com/maps/place/508+Capital+Blvd,+Raleigh,+NC+27603/@35.7880058,-78.644855,17z/data=!3m1!4b1!4m5!3m4!1s0x89ac5f69cca4dc47:0x6f047419a195752!8m2!3d35.7880058!4d-78.6426663
https://www.google.com/maps/dir/Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/508+Capital+Blvd,+Raleigh,+NC+27603/@35.7842131,-78.6467599,16z/data=!4m14!4m13!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430483!2d35.7786578!1m5!1m1!1s0x89ac5f69cca4dc47:0x6f047419a195752!2m2!1d-78.6426663!2d35.7880058!3e2
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Policy LU 4.7 Capitalizing on Transit Access 

Policy LU 5.1 Reinforcing the Urban Pattern 

Policy LU 7.4 Scale and Design of New Commercial Uses 

Policy UD 1.10 Frontage 

Policy T 1.6 Transportation Impacts 

Policy T 2.10 Level of Service 

Policy DT 1.1 Downtown Future Land Use Map 

Policy DT 1.2 Vertical Mixed Use 

Policy DT 1.6 Supporting Retail Growth 

Policy DT 1.18 Auto-oriented Businesses 

Policy DT 3.8 Downtown as a Regional Center 

Policy DT 7.15 Downtown Gateways 

Inconsistent Policies None identified 

FUTURE LAND USE MAP CONSISTENCY 
The rezoning case is  Consistent    Inconsistent with the Future Land Use Map. 

COMPREHENSIVE PLAN CONSISTENCY 
The rezoning case is  Consistent    Inconsistent with the 2030 Comprehensive Plan. 

PUBLIC MEETINGS 
Neighborhood 

Meeting CAC Planning 
Commission City Council 

March 20, 2019 

0 attendees 

September 10, 2019 

7(Y) – 10 (N) 

May 12, 2020 

June 9, 2020 

June 23, 2020 

August 11, 2020 

July 7, 2020 
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PLANNING COMMISSION RECOMMENDATION 
The rezoning case is Consistent with the relevant policies in the Comprehensive Plan, 

and Approval of the rezoning request is reasonable and in the public interest. 

The rezoning case is Consistent with the relevant policies in the comprehensive Plan, but 
Denial of the rezoning request is reasonable and in the public interest. 

The rezoning is Inconsistent with the relevant policies in the Comprehensive Plan, and 
Denial of the rezoning request is reasonable and in the public interest.  

 The rezoning case is Inconsistent with the relevant policies in the Comprehensive Plan, 
but Approval of the rezoning request is reasonable and in the public interest due to changed 
circumstances as explained below. Approval of the rezoning request constitutes an 
amendment to the Comprehensive Plan to the extent described below. 

Reasonableness and 
Public Interest 

The request will significantly increase the office and residential 
entitlement on an underutilized site in downtown and allow more 
people to benefit from the good access to high quality transit, 
recreational amenities, and employment. 

Change(s) in 
Circumstances 

N/A 

Amendments to the 
Comprehensive Plan 

N/A 

Recommendation Approval 

Motion and Vote Motion: O’Haver; Second: Fox; In Favor: Bennett, Fox, Hicks, 
Lampman, Miller, McIntosh, O’Haver, Tomasulo, and Winters 

Reason for Opposed 
Vote(s) 

N/A 

ATTACHMENTS 
1. Staff report 
2. Rezoning Application 
3. Original conditions 

This document is a true and accurate statement of the findings and recommendations of the 
Planning Commission. Approval of this document incorporates all of the findings of the 
attached Staff Report and Comprehensive Plan Amendment Analysis. 

_____________________________  ____________________________________ 
Planning Director  Date  Planning Commission Chair Date 

Staff Coordinator:  Matthew Klem: (919) 996-4637; Matthew.Klem@raleighnc.gov 

mailto:Matthew.Klem@raleighnc.gov
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OVERVIEW 
The request is to rezone an area of 3.32 acres from IX-7 and DX-12-UG to DX-40-SH-CU. 
The subject parcel is bounded by Peace Street, Capital Boulevard and the Seaboard Rail 
line. Proposed zoning conditions provide for a bikeshare station and prohibit adult 
establishment; vehicle fuel sales; detention center, jail, prison; and vehicle repair uses. 

The property to the north, across Peace Street, contains a single-story multitenant building 
with retail and personal services uses. The properties to the west, across Capital Boulevard, 
comprise a multiphase mixed-use development called Smokey Hollow which includes office 
and residential mixed-use buildings of seven to twelve stories (under construction), 40,000 
square foot grocery store, and entitlement for a 40-story tower. The properties to the east 
and southeast, across the rail line, are owned by the State of North Carolina and contain 
portions of the State Government Complex. 

Between the subject site and Capital Boulevard are seven small and mostly vacant parcels 
totaling less than an acre. The parcels are under various ownership including NCDOT. 
Among them is a single-story building occupied by the A.M.E Church Empowerment Center. 

The area is generally characterized by a blend of forthcoming urban-intensity, mixed use 
development and existing relatively low-slung office, light industrial, and institutional uses. 

Zoning in the immediate area is predominantly Industrial Mixed Use and Downtown Mixed 
Use with permitted heights ranging from twelve to forty stories. The 2030 Comprehensive 
Plan identifies the subject site and surrounding properties within the Central Business District 
on the Future Land Use Map, in the Downtown growth center and Core Transits Area on the 
Urban Form Map. Together, these policy maps generally recommend high-intensity urban 
development. 

A major transportation infrastructure project adjacent to the subject site is nearly complete. 
The replacement of the Peace Street bridge and realignment of its interchanges with Capital 
Boulevard has reconfigured the traffic pattern in the area and altered access to the subject 
site. 

The subject site has two points of access. One point of access, via a section of unimproved 
Johnson Street right-of-way, is located on the northbound exit ramp of the Peace Street and 
Capital Boulevard interchange; the second point of access is on Peace Street, between the 
railroad overpass and that same exit ramp.  

While site access and vehicle circulation present challenges to developing the subject site, 
the automobile is not the only transportation option for its users. The subject site is currently 
served by Route 2 Falls of Neuse, Route 12 Method, and the R-Line, all with inbound and 
outbound stops within a 1/3 mile of the subject site. In addition to these services, the subject 
site is also within a quarter mile of the northern Bus Rapid Transit (BRT) route which will 

ZONING STAFF REPORT 
Z-17-19 CAPITAL BLVD 

Conditional Use District 
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provide the highest level of transit in the city. The BRT route is planned for operation by 
2028. Peace Street is also currently being improved with bicycle lanes and sidewalks. 

Update for June 9, 2020 

On May 21, 2020 the applicants submitted additional traffic impact analysis detailing the 
potential impacts of the rezoning request. As of the publication of the June 9, 2020 Planning 
Commission agenda, the new analysis is still under review by the Raleigh Department of 
Transportation. 

Update for August 11, 2020 

Additional information on the traffic analysis impact has been reviewed and concurred by the 
Raleigh Department of Transportation. The updated analysis of the estimated impact 
indicated that all signalized intersections are expected to operate at acceptable levels of 
service. As a result, there are no outstanding issues remaining on the request and the 
following policies have been recategorized as consistent: 

Policy LU 2.6 Zoning and Infrastructure Impacts 

Policy T 1.6 Transportation Impacts 

Policy T 2.10 Level of Service 

A new zoning condition has also been offered to dedicate space associated with the project 
to accommodate a City of Raleigh bikeshare station. 

 

 

OUTSTANDING ISSUES 
Outstanding 
Issues 

None Suggested 
Mitigation 

None 
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COMPREHENSIVE PLAN 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 

A. Is the proposal consistent with the vision, themes, and policies contained in the 
Comprehensive Plan? 

This request is consistent with the vision theme Expanding Housing Choices which 
promotes increasing the supply of housing throughout the city. This rezoning request 
will significantly increase the entitlement for residential units on the subject site. 

This request is consistent with the vision theme Managing Our Growth which calls 
for growth in locations that can support more intense land uses and create desirable 
places for people to live, work, and play. The site is within walking distance to a 
future 16-acre city park in a transit rich and walkable.  

This request is consistent with the vision theme Coordinating Land Use and 
Transportation which calls for locating high density mixed-use in areas with local 
and regional public transit services. The subject property is located near the two 
alternative routes for the northern Bus Rapid Transit (BRT) Corridor: West Street and 
Capital Boulevard. While the Downtown Transportation Plan does not specify which 
of these routes will be used for the BRT service, the subject site is within short 
walking distance to both of them and has good access to the planned high frequency 
service regardless of the selected alignment. 

B. Is the use being considered specifically designated on the Future Land Use Map in the 
area where its location is proposed? 

Yes. The use considered is Downtown Mixed Use zoning. The subject site is 
classified as Central Business District on the Future Land Use Map which 
recommends the Downtown Mixed Use zoning district. 

C. If the use is not specifically designated on the Future Land Use Map in the area where its 
location is proposed, is it needed to service such a planned use, or could it be 
established without adversely altering the recommended land use and character of the 
area? 

N/A 

D. Will community facilities and streets be available at City standards to serve the use 
proposed for the property? 

Community facilities and streets are available and will serve the requested zoning 
entitlement at acceptable standards. 
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Future Land Use  
Future Land Use designation:  Central Business District 

The rezoning request is 

 Consistent with the Future Land Use Map. 

 Inconsistent 

The request is for Downtown Mixed Use zoning. The subject site is classified as 
Central Business District on the Future Land Use Map which recommends the 
Downtown Mixed Use zoning district. 

Urban Form  
Urban Form designation: Downtown 

The rezoning request is 

 Consistent with the Urban Form Map. 

 Inconsistent 

 Other 

Overview: The Urban Form Map identifies the subject site within the Downtown 
Center which recommends an Urban Frontage. Most of the subject site currently has 
no frontage designation. The request includes the Shopfront frontage designation 
which is consistent with the guidance of the Urban Form Map.  

Impact: The Shopfront designation is intended for areas where the highest level of 
walkability is desired and is structured to create a “main street” type of environment. 
It is also the “most urban” frontage type of the various designations.   

Compatibility: The Shopfront designation is compatible with neighboring properties 
and the general context of the area. 
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Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 

The request is generally consistent with the 2030 Comprehensive Plan and 
compatible with existing and forthcoming urban development in the area.  
 

 Incompatible 
 

Public Benefits of the Proposed Rezoning 
• Increased land use intensity in an urban area where Bus Rapid Transit (BRT) is 

planned will make the most of the regional investment in transit service allowing for 
more people to live with reduced reliance on personal automobiles for transportation. 

• Siting of high intensity land use adjacent to a future city park will maximize the city’s 
investment in recreational infrastructure allowing for more people to live, work, and 
play. 

• Significantly increasing the residential entitlement in an urban area of the city will 
allow more people to benefit from the good access to high quality transit, recreational 
amenities, and employment.  

Detriments of the Proposed Rezoning 
• None identified. 
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Policy Guidance  
The rezoning request is consistent with the following policies: 

 
Policy LU 1.2 Future Land Use Map and Zoning Consistency 
The Future Land Use Map shall be used in conjunction with the Comprehensive Plan policies 
to evaluate zoning consistency including proposed zoning map amendments and zoning text 
changes. See Text Box: Evaluating Zoning Proposals and Consistency with the 
Comprehensive Plan 

Policy DT 1.1 Downtown Future Land Use Map 
The Future Land Use Map should guide public and private land use development decisions 
to ensure the efficient and predictable use of land and effectively coordinate land use with 
infrastructure needs. 

• The request is for Downtown Mixed Use with a Shopfront frontage zoning. The 
subject site is classified as Central Business District on the Future Land Use Map 
which recommends the Downtown Mixed Use zoning district. 

Policy LU 2.2 Compact Development 
New development and redevelopment should use a more compact land use pattern to 
support the efficient provision of public services, improve the performance of transportation 
networks, preserve open space, and reduce the negative impacts of low intensity and non-
contiguous development. 

Policy DT 1.2 Vertical Mixed Use 

Encourage vertical mixed-use development throughout downtown, unless otherwise 
indicated on the Future Land Use Map. 

Policy DT 1.6 Supporting Retail Growth 

Encourage the scale and intensity of development needed to strengthen downtown’s 
capacity to support a vibrant retail environment. 

Policy DT 3.8 Downtown as a Regional Center 

Encourage new investments and developments that position downtown as the center of the 
region for headquarters, jobs, urban housing, entertainment, and transit. 

Policy DT 7.15 Downtown Gateway 
Enhance prominent gateways into downtown, such as South Saunders Street south of the 
intersection with South Street, Edenton Street at Bloodworth and East streets, Morgan and 
Hillsborough streets at St. Mary’s Street, and Capital Boulevard by the train tracks at Peace 
Street to create a sense of arrival and define the geographic boundaries of downtown. 

• This rezoning request will allow for a highly-compact development pattern at the 
city’s northern Downtown gateway with significant entitlement for office, residential, 
and retail use. This rezoning has the potential to bring more residents and workers to 
Downtown and increase retail supporting foot-traffic. 
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Policy LU 4.7 Capitalizing on Transit Access 
Sites within walking distance of existing and proposed rail and bus rapid transit stations 
should be developed with intense residential and mixed uses to take full advantage of and 
support investment in transit infrastructure. 

• The subject property is located within walking distance of the two alternative routes 
for the northern BRT corridor: West Street and Capital Boulevard. While the exact 
route has not been specified, the subject site is proximate to them and will have good 
access to the high frequency future service. 

Policy LU 5.1 Reinforcing the Urban Pattern 

New development should be visually integrated with adjacent buildings, and more generally 
with the surrounding area. Quality design and site planning is required so that new 
development opportunities within the existing urban fabric of Raleigh are implemented 
without adverse impacts on local character and appearance. 

Policy LU 7.4 Scale and Design of New Commercial Uses 

New uses within commercial districts should be developed at a height, mass, scale, and 
design that is appropriate and compatible with surrounding areas. 

Policy UD 1.10 Frontage 
Coordinate frontage across multiple sites to create cohesive places. Encourage consistency 
with the designations on the Urban Form Map. Development in centers and along corridors 
targeted for public investment in transit and walkability should use a compatible urban form. 

• The area is generally characterized by a blend of forthcoming urban-intensity, mixed 
use and existing low-slung office, industrial, and institutional uses. The request is 
compatible with this context. 

Policy LU 1.3 Conditional Use District Consistency 

All conditions proposed as part of a conditional use district (CUD) should be consistent with 
the Comprehensive Plan 

Policy DT 1.18 Auto-oriented Businesses 
Development, building types, and building features with an automobile orientation, such as 
drive-throughs, should not be developed in downtown. 

• The request includes a zoning condition that prohibits auto-oriented uses like gas 
stations and vehicle repair. 
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Policy LU 2.6 Zoning and Infrastructure Impacts 
Carefully evaluate all amendments to the zoning map that significantly increase permitted 
density or floor area to ensure that impacts to infrastructure capacity resulting from the 
projected intensification of development are adequately mitigated or addressed. 

Policy T 1.6 Transportation Impacts 
Identify and address transportation impacts before a development is implemented. 

Policy T 2.10 Level of Service 
Maintain level of service (LOS) "E" or better on all roadways and for overall intersection 
operation at all times, including peak travel times, unless maintaining this LOS would be 
infeasible and/or conflict with the achievement of other goals. 

• An analysis of the estimated traffic impact indicated that all signalized intersections 
are expected to operate at acceptable levels of service. 
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Impact Analysis 

Historic Resources 
The site is not located within or adjacent to a National Register Historic District or Raleigh 
Historic Overlay District.  It does not include nor is adjacent to any National Register 
individually-listed properties or Raleigh Historic Landmarks. 

Impact Identified: None 

Parks and Recreation 
This site is not directly impacted by any existing or proposed greenway trails, corridors, or 
connectors. 

Nearest existing park access is provided by Fred Fletcher Park (1.1 miles) and Halifax Park 
(1.1 miles). 

Nearest existing greenway trail access if provided by Martin St. Connector Greenway Trail (1 
miles) 

Current park access level of service in this area is graded an A letter grade. 

Impact Identified: None 

Public Utilities 
The proposed rezoning would add approximately 876,821 gpd to the wastewater collection 
and water distribution systems of the City. There are existing sanitary sewer and water mains 
adjacent to the proposed rezoning area. 
 
At the time of development plan submittal, a Downstream Sewer Capacity Study may be 
required to determine adequate capacity to support the proposed development.  Any 
improvements identified by the study would be required to be permitted prior to the issuance 
of Building Permit & constructed prior to release of a Certificate of Occupancy. 
 
Verification of water available for fire flow is required as part of the Building Permit process. 
Any water system improvements recommended by the analysis to meet fire flow 
requirements will also be required of the Developer. 

Impact Identified: None 
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Stormwater 

Floodplain n/a 

Drainage Basin Pigeon House 

Stormwater Management UDO 9.2. 

Overlay District n/a 

 

Impact Identified: No downstream structural flooding cases identified.  

Transit 
GoRaleigh Route 12 stops on Peace Street near Harrington Street, operating every 30 min 
during weekday peak hours. The site is also with a quarter mile of GoRaleigh R-Line. Other 
GoRaleigh services are also available within walking distance. Bus rapid transit is proposed 
in the general area, operating parallel to Capital Boulevard; neither a preferred route nor 
proposed stop locations have been determined at this time. 

Impact Identified: 

Transportation 
Location 

The Z-17-19 site is in Downtown Raleigh along Peace St, W Johnson St and Capital Blvd. 
The site is adjacent to the interchange between Peace Street and Capital Boulevard. The 
eastern boundary of the site is the CSX Transportation railroad. 

Area Plans 

The Z-17-19 site is located within the boundaries of the 2012 Capital Boulevard Corridor 
Study and 2015 Downtown Plan. The corridor study identified the need to redesign the 
Peace Street interchange to integrate with the urban grid by extending Johnson and 
Harrington Streets as a quadrant roadway interchange. The construction of an NCDOT 
project to implement this change is wrapping up. The subject site is located within the 
downtown plan’s Glenwood Green neighborhood with a focus on multi-modal connectivity. 
See Other Projects for information on active NCDOT and COR projects. 

The site fronts Capital Blvd, a transit emphasis corridor and proposed BRT route as denoted 
by the Wake Transit Plan and map T-2 in the Comprehensive Plan. Existing and planned 
transit near the subject site will provide access to local and regional transportation options. 
The site is located within the 2030 Comprehensive Plan Downtown Center.  
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Other Projects in the Area 

NCDOT projects B-5121 and B-5317 are under construction (in the final phases) and include 
reconstruction of the bridges and interchanges at Peace St and Capital Blvd. The project 
included the construction of North Harrington Street and reconstruction of West Johnson 
Street with sidewalks and curb and gutter. The project will convert the northbound Capital 
Boulevard on and off ramps into a compressed diamond. The Z-17-19 site fronts the off ramp 
and a short section of West Johnson Street right-of-way that stubs to the railroad right-of-
way. 

Existing and Planned Infrastructure 

Streets 

The site is located along West Peace Street (4-lane divided avenue, maintained by the City 
of Raleigh), Capital Boulevard (6-lane divided Ave, NCDOT maintained), and West Johnson 
Street (not designated in the street plan, maintained by the City of Raleigh).  

In accordance with UDO section 8.3.2, the maximum block perimeter for a DX zoning district 
is 2,000 feet. The block perimeter bound by West Peace Street, North Salisbury Street, West 
Lane Street and Capital Boulevard is be approximately 4,600 feet. This block contains 18.6 
acres of state government property and the CSX Transportation railroad right-of-way. 
Improving the block perimeter would require crossing the railroad. 

Pedestrian Facilities 

Sidewalks were recently constructed by NCDOT on the Capital Boulevard off ramp and 
peace street frontage of the site. There is no sidewalk on the short section of West Johnson 
Street east of Capital Boulevard. Z-17-19 is within a ¼ mile of the proposed Pigeon House 
Branch greenway trail. 

Bicycle Facilities 

Bicycle lanes were recently constructed by NCDOT on Peace Street from west of Harrington 
Street to west of railroad viaduct. There have been three non-fatal bicycle crashes near the 
existing on ramp to northbound Capital Boulevard from Peace Street in the last ten years. 
There is a separated bikeway planned for North Harrington and/or North West Street. Z-17-
19 is within a ¼ mile of the proposed Pigeon House Branch greenway trail. The BikeRaleigh 
plan calls for a separated bikeway along Peace and West Johnson Streets connecting the 
Person Street Business District and the Cameron Park neighborhood. This project is one of 
the priority projects in the BikeRaleigh plan. 

The site is within a ½ mile of two bikeshare stations. One is at the intersection of Glenwood 
Ave and Tucker St; the other is on Seaboard Ave. Bikeshare station spacing guidelines 
indicate that an additional station in the vicinity of this site may be appropriate. A bikeshare 
station could help to reduce automobile trips to and from the subject site. 
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Access 

Access to the subject property may be via West Peace Street or West Johnson Street. 
Access via Capital Blvd would require a break in controlled access. Access to Peace Street 
can only be right-in and right-out without creating a new median break. 

TIA Determination 

Approval of case Z-17-19 will result in an increase in trip generation that requires a traffic 
impact analysis. An analysis of the estimated impact indicated that all signalized 
intersections are expected to operate at acceptable levels of service. If this case is approved, 
and the entire the site is brought into a DX district, it will be exempting infrastructure 
sufficiency requirements. 

Impact Identified: Bringing the site into the DX district will exempt it from infrastructure 
sufficiency requirements. 

Urban Forestry 
This rezoning does not have an effect on Urban Forestry requirements. 

Impact Identified: None. 

Impacts Summary 
An analysis was completed by the applicant which shows that build out of the site may result 
in Level of Service F for the intersection of Peace Street and the Capital Boulevard 
northbound ramp. 

 

Mitigation of Impacts 
None identified.  

 
CONCLUSION 
The request is consistent with the Future Land Use Map, the Urban Form Map, and the 2030 
Comprehensive Plan overall by siting high intensity mixed use at the northern gateway to 
Downtown and in close proximity to a future 16-acre park, shopping and employment areas, 
and planned BRT service. 
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CASE TIMELINE 
Date Action Notes 

March 20, 2019 Neighborhood Meeting 0 attendees 

June 11, 2019 North Central CAC  

September 10, 2019 North Central CAC Vote: 7(Y) – 10 (N) 

May 12, 2020 Planning Commission 
review 

Consent Agenda deferral to June 9 

June 9, 2020 Planning Commission 
review 

Item not discussed  

June 23, 2020 Planning Commission 
review 

Recommendation to extend review 
deadline 

July 7, 2020 City Council Extension granted 

August 11, 2020 Planning Commission 
review 

Recommendation for approval (9-0) 

August 18, 2020 City Council Receive recommendation from 
Planning Commission 
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning 

IX-12 &  
DX-12-UG DX-12 DX-12-UG DX-12-UG DX-40-SH & 

DX-40 
Additional 
Overlay - - - - - 

Future  
Land Use 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Central Business 
District 

Central 
Business 
District 

Current 
Land Use Vacant Retail Vacant Office/Institutional Vacant 

Urban 
Form Downtown Downtown Downtown Downtown Downtown 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning IX-12 & DX-12 DX-40-UG 
Total Acreage 3.32 3.32 

Setbacks: 
Front 
Side 
Rear 

 
5’ 

0’ or 6’ 
0’ or 6’ 

 
 

0’ 
0’ or 6’ 
0’ or 6’ 

 
Residential Density: 183 units/acre 441 units/acre 
Max. # of Residential Units 608 1,466 
Max. Gross Building SF  826,405 1,740,416 
Max. Gross Office SF 826,405 897,082 
Max. Gross Retail SF 114,733 213,591 
Max. Gross Industrial SF 120,946 222,135 
Potential F.A.R 5.71 12.03 

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis. 
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MEMORANDUM 

To: Bobby Croom, P.E. 

City of Raleigh 

From: Travis Fluitt, P.E. 

Kimley-Horn and Associates 

Date: September 29, 2019 

Subject: Peace at Capital Rezoning – Traffic Assessment 

Kimley-Horn has evaluated the traffic impacts of the proposed rezoning of the Peace at Capital 

development located in the southeast quadrant of the Capital Boulevard/Peace Street interchange in 

Raleigh, NC. The site is currently zoned IX-12 and is proposed to be rezoned to DX-40. The attached 

Figure 1 shows the project location. This report presents trip generation, distribution, traffic analyses, 

and recommendations for transportation improvements required to meet anticipated traffic demands 

in conjunction with the proposed rezoning. The scope of the study and analysis methodology were 

established in coordination with the City of Raleigh and the North Carolina Department of 

Transportation (NCDOT). Analyses were performed for the following scenarios: 

 Baseline 2025 
 Background 2025 
 Build-out 2025 – Existing Zoning Maximum 
 Build-out 2025 – Proposed Zoning Maximum 

Baseline and Background Traffic 
As the reconstruction of the Capital Boulevard and Peace Street interchange (NCDOT project B-

5121) is currently underway, new traffic counts could not be performed. Therefore, baseline scenario 

AM and PM peak hour turning movement volumes were obtained by linearly interpolating the traffic 

forecasts for the Traffic Capacity Analysis Report for TIP #B-5121/B-5317 (Kimley-Horn, July 2011) to 

the baseline year (2025) for the following intersections: 

 Peace Street at West Street 
 Peace Street at Harrington Street 
 Peace Street at Capital Boulevard NB Ramps 
 Peace Street at Halifax Street 
 West Street at Johnson Street 
 Harrington Street at Johnson Street 
 Johnson Street at Capital Boulevard 

The baseline roadway laneage upon completion of project B-5121 is shown on Figure 2. The 

baseline AM and PM peak hour turning movement volumes are shown on Figures 3 and 4, and the 

count data is attached.  

9/29/2019
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Traffic from the Smokey Hollow Phase 1 and Smokey Hollow Phase 2 developments was included as 

approved development traffic. As no TIA was performed for either development, traffic was generated 

using the ITE Trip Generation Manual (Institute of Transportation Engineers, Tenth Edition, 2017) and 

assigned to the network. Projected year 2025 AM and PM peak hour background traffic volumes 

including baseline traffic and approved development traffic are shown on Figures 3 and 4, 

respectively. 

Site Trip Generation and Assignment 
The traffic generation potential of the development was determined using the traffic generation rates 

published in the ITE Trip Generation Manual (Institute of Transportation Engineers, Tenth Edition, 

2017). The site is currently vacant and is zoned IX-12 which would allow for the construction of 

approximately 369,600 square feet of general office space. As currently envisioned the development 

will be zoned DX-40 which would allow for the construction of up to 659,567 square feet of general 

office space. Trip generation was based on a Dense Multi-Use Urban setting/location for the Peace at 

Capital development due to the proximity of the site to downtown Raleigh and to account for more 

pedestrian, bike or bus trips to the site. The projected trip generation is summarized in Table 1 and 

Table 2 below, and detailed trip generation calculations are attached. 

Table 1 
ITE Trip Generation – Current Zoning 

 
Land Use 

 
Intensity 

AM Peak Hour PM Peak Hour 

In Out In Out 

General Office Building 369,600 s.f. 248 40 54 261 

As shown in Table 1, uses allowed under current zoning conditions have the potential to generate 

288 new trips during the AM peak hour and 315 new trips during the PM peak hour on a typical 

weekday. 

Table 2 
ITE Trip Generation – Proposed Zoning 

  
Land Use 

  
Intensity 

AM Peak Hour PM Peak Hour 

In Out In Out 

General Office Building 659,567 s.f. 427 70 94 461 

As shown in Table 2, uses allowed under proposed zoning conditions have the potential to generate 

497 new trips during the AM peak hour and 555 new trips during the PM peak hour on a typical 

weekday. 
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The projected site trips were assigned to the study intersections based on the following distribution:   

 40% to/from the north on Capital Boulevard 
 30% to/from the south on Capital Boulevard/Salisbury Street 
 15% to/from the west on Peace Street 
 10% to/from the east on Peace Street 
 5% to/from the south on West Street 

The site traffic distribution and percent assignment is shown on the attached Figure 5. Site traffic was 

assigned to the network based on the distribution shown above and added to the background traffic 

to obtain total traffic volumes. The attached Figures 6 and 7 show the projected (2025) build-out AM 

and PM peak hour build-out traffic volumes, respectively, for the current zoning traffic condition. 

Figures 8 and 9 show the projected (2025) AM and PM peak hour build-out traffic volumes, 

respectively, for the proposed zoning traffic condition. 

Capacity Analysis 
Capacity analyses were performed using Synchro Version 10.1 software. Synchro intersection LOS 

reports are attached. The level-of-service at each of the study intersections is shown in Table 3. 

Table 3  
Level-of-Service Summary 

Condition 
AM Peak Hour 

LOS (Delay) 
PM Peak Hour 
LOS (Delay) 

Peace Street at West Street (Signalized) 

Baseline (2025) Traffic 

Overall – A (7.0) 
EB – B (11.3) 
WB – A (1.8) 
NB – B (12.9) 
SB – C (30.7) 

Overall – A (8.6) 
EB – B (10.5) 
WB – A (4.7) 
NB – A (7.2) 
SB – C (33.6) 

Background (2025) Traffic 

Overall – B (11.3) 
EB – B (18.1) 
WB – A (4.3) 
NB – B (17.8) 
SB – C (26.6) 

Overall – B (13.5) 
EB – B (16.7) 
WB – A (8.5) 
NB – B (14.7) 
SB – C (28.7) 

Build-out (2025) Traffic – Current Zoning 

Overall – B (13.2) 
EB – B (19.4) 
WB – A (7.2) 
NB – B (17.3) 
SB – C (26.6) 

Overall – B (12.9) 
EB – B (16.3) 
WB – A (7.9) 
NB – B (14.5) 
SB – C (28.7) 

Build-out (2025) Traffic – Proposed Zoning 

Overall – B (14.0) 
EB – B (19.3) 
WB – A (8.9) 
NB – B (16.8) 
SB – C (26.6) 

Overall – B (13.6) 
EB – B (16.4) 
WB – A (9.4) 
NB – B (14.5) 
SB – C (28.7) 
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Table 3 (cont.) 
Level-of-Service Summary 

Condition 
AM Peak Hour 

LOS (Delay) 
PM Peak Hour 
LOS (Delay) 

Peace Street at Harrington Street (Signalized) 

Baseline (2025) Traffic 

Overall – B (15.0) 
EB – B (10.2) 
WB – A (8.1) 
NB – C (26.6) 

Overall – B (11.1) 
EB – A (2.2) 
WB – A (8.9) 
NB – D (35.4) 

Background (2025) Traffic 

Overall – B (16.5) 
EB – A (8.3) 
WB – A (9.8) 
NB – C (33.1) 

Overall – B (14.0) 
EB – A (3.5) 

WB – B (13.9) 
NB – D (37.1) 

Build-out (2025) Traffic – Current Zoning 

Overall – C (27.3) 
EB – A (7.3) 

WB – C (23.8) 
NB – D (52.9) 

Overall – B (17.9) 
EB – A (4.0) 

WB – B (17.4) 
NB – D (48.4) 

Build-out (2025) Traffic – Current Zoning 
w/ Improvements 

Overall – B (18.5) 
EB – B (18.6) 
WB – A (2.4) 
NB – C (33.8) 

Overall – B (11.8) 
EB – A (7.8) 
WB – A (4.6) 
NB – C (32.4) 

Build-out (2025) Traffic – Proposed Zoning 

Overall – D (46.3) 
EB – A (6.3) 

WB – C (33.3) 
NB – F (100.8) 

Overall – C (23.5) 
EB – A (3.9) 

WB – C (25.4) 
NB – E (61.2) 

Build-out (2025) Traffic – Proposed Zoning 
w/ Improvements 

Overall – B (18.5) 
EB – B (13.1) 
WB – A (7.4) 
NB – C (34.3) 

Overall – B (14.2) 
EB – A (9.5) 
WB – A (8.3) 
NB – C (34.3) 
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Table 3 (cont.) 
Level-of-Service Summary 

Condition 
AM Peak Hour 
LOS (Delay) 

PM Peak Hour 
LOS (Delay) 

Peace Street at Capital Boulevard Northbound Ramps (Signalized) 

Baseline (2025) Traffic 

Overall –B (11.8) 
EB – B (11.7) 
WB – A (10.0) 
NB – D (38.3) 

Overall – C (20.9) 
EB – C (24.7) 
WB – B (17.3) 
NB – D (38.3) 

Background (2025) Traffic 

Overall – B (15.5) 
EB – B (14.1) 
WB – B (13.8) 
NB – D (38.7) 

Overall – C (25.8) 
EB – C (24.0) 
WB – C (26.2) 
NB – D (38.4) 

Build-out (2025) Traffic – Current Zoning 

Overall – B (15.3) 
EB – B (12.1) 
WB – B (15.1) 
NB – D (39.8) 

Overall – E (60.6) 
EB – D (54.5) 
WB – E (65.0) 
NB – E (64.3) 

Build-out (2025) Traffic – Current Zoning 
w/ Improvements 

Overall – B (15.6) 
EB – B (13.1) 
WB – B (14.8) 
NB – D (39.1) 

Overall – E (55.1) 
EB – D (54.5) 
WB – E (58.2) 
NB – D (42.4) 

Build-out (2025) Traffic – Proposed Zoning 

Overall – B (16.0) 
EB – B (12.1) 
WB – B (16.3) 
NB – D (41.2) 

Overall – F (84.5) 
EB – D (54.6) 

WB – F (100.2) 
NB – F (117.1) 

Build-out (2025) Traffic – Proposed Zoning 
w/ Improvements 

Overall – B (17.1) 
EB – B (12.2) 
WB – B (19.3) 
NB – D (38.3) 

Overall – C (24.9) 
EB – B (16.1) 
WB – C (26.7) 
NB – D (44.4) 
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Table 3 (cont.) 
Level-of-Service Summary 

Condition 
AM Peak Hour 
LOS (Delay) 

PM Peak Hour 
LOS (Delay) 

Peace Street at Halifax Street/Wilmington Street/Salisbury Street (Signalized) 

Baseline (2025) Traffic 

Overall – B (17.2) 
EB – A (8.2) 

WB – B (16.2) 
NB – D (35.8) 
SB – A (6.3) 

Overall – C (22.2) 
EB – B (11.4) 
WB – C (23.6) 
NB – C (32.2) 
SB – B (12.9) 

Background (2025) Traffic 

Overall – B (17.6) 
EB – A (9.3) 

WB – B (16.7) 
NB – D (35.8) 
SB – A (6.3) 

Overall – C (29.0) 
EB – B (13.6) 
WB – C (25.0) 
NB – C (30.0) 
SB – B (12.9) 

Build-out (2025) Traffic – Current Zoning 

Overall – B (17.7) 
EB – A (9.4) 

WB – B (16.9) 
NB – D (35.8) 
SB – A (6.3) 

Overall – C (22.8) 
EB – B (14.0) 
WB – C (24.6) 
NB – C (31.8) 
SB – B (12.9) 

Build-out (2025) Traffic – Proposed Zoning 

Overall – B (17.7) 
EB – A (9.2) 

WB – B (17.1) 
NB – D (35.8) 
SB – A (6.3) 

Overall – C (22.4) 
EB – B (13.0) 
WB – C (24.8) 
NB – C (31.8) 
SB – B (12.9) 

Johnson Street at Capital Boulevard (Unsignalized)* 

Baseline (2025) Traffic EB – D (25.1) EB – C (20.3) 

Background (2025) Traffic EB – E (36.8) EB – D (29.6) 

Build-out (2025) Traffic – Current Zoning EB – E (39.1) EB – E (42.0) 

Build-out (2025) Traffic – Proposed Zoning EB – E (41.1) EB – F (59.3) 

* Delays reported from HCM 2000 as Synchro will not report HCM 6 or HCM 2010 delays at this intersection. 
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Table 3 (cont.) 
Level-of-Service Summary 

Condition 
AM Peak Hour 
LOS (Delay) 

PM Peak Hour 
LOS (Delay) 

Johnson Street at Harrington Street (Unsignalized) 

Baseline (2025) Traffic 

EBL – A (9.8) 
WBL – A (7.4) 
NB – C (16.8) 
SB – C (17.8) 

EBL – A (8.4) 
WBL – A (7.3) 
NB – B (13.0) 
SB – B (13.3) 

Background (2025) Traffic 

EBL – B (10.0) 
WBL – A (7.6) 
NB – D (28.4) 
SB – E (46.3) 

EBL – A (8.6) 
WBL – A (7.4) 
NB – C (18.2) 
SB – C (21.9) 

Build-out (2025) Traffic – Current Zoning 

EBL – B (10.5) 
WBL – A (7.6) 
NB – D (33.6) 
SB – F (66.1) 

EBL – A (8.7) 
WBL – A (7.4) 
NB – C (18.8) 
SB – D (30.4) 

Build-out (2025) Traffic – Proposed Zoning 

EBL – B (10.9) 
WBL – A (7.6) 
NB – E (38.5) 
SB – F (92.8) 

EBL – A (8.7) 
WBL – A (7.4) 
NB – C (19.2) 
SB – E (42.2) 

Johnson Street at West Street (Unsignalized) 

Baseline (2025) Traffic 

EB – B (12.8) 
WB – B (13.6) 
NBL – A (7.6) 
SBL – A (7.8) 

EB – B (12.9) 
WB – B (12.7) 
NBL – A (7.6) 
SBL – A (7.7) 

Background (2025) Traffic 

EB – C (16.6) 
WB – C (18.8) 
NBL – A (8.0) 
SBL – A (8.0) 

EB – C (16.5) 
WB – C (16.5) 
NBL – A (7.8) 
SBL – A (8.0) 

Build-out (2025) Traffic – Current Zoning 

EB – C (16.9) 
WB – C (19.2) 
NBL – A (8.0) 
SBL – A (8.0) 

EB – C (16.9) 
WB – C (16.9) 
NBL – A (7.8) 
SBL – A (8.0) 

Build-out (2025) Traffic – Proposed Zoning 

EB – C (17.2) 
WB – C (19.5) 
NBL – A (8.0) 
SBL – A (8.0) 

EB – C (17.2) 
WB – C (17.1) 
NBL – A (7.9) 
SBL – A (8.1) 

Capital Boulevard Northbound Ramp at Site Driveway (Unsignalized) 

Build-out (2025) Traffic – Current Zoning WB – A (9.3) WB – B (10.0) 

Build-out (2025) Traffic – Proposed Zoning WB – A (9.6) WB – B (11.7) 
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Table 3 (cont.) 
Level-of-Service Summary 

Condition 
AM Peak Hour 
LOS (Delay) 

PM Peak Hour 
LOS (Delay) 

Peace Street at Site Driveway (Unsignalized) 

Build-out (2025) Traffic – Current Zoning NB – C (15.1) NB – B (13.4) 

Build-out (2025) Traffic – Proposed Zoning NB – C (16.5) NB – B (14.6) 

Recommendations 
Based on the capacity analyses presented herein, the following improvements are recommended for 

the current zoning scenario: 

Peace Street at Harrington Street 

 Modify traffic signal to include a protected westbound left turn phase 

Peace Street at Capital Boulevard Northbound Ramps 

 Restripe northbound Capital Boulevard Off-Ramp to an exclusive left turn lane and a shared 
through/right lane 

 

The following improvements are recommended for the proposed zoning scenario in addition to the 

recommendations in the current zoning scenario: 

Peace Street at Harrington Street 

 Restripe northbound Harrington Street to provide one exclusive left-turn lane, a shared 
left/right lane, and one exclusive right-turn lane 

Peace Street at Capital Boulevard Northbound Ramps 

 Construct an additional westbound right-turn lane to provide dual channelized right-turn lanes 
with 75 feet of storage each onto the Capital Boulevard Northbound On-Ramp 

The recommended roadway laneage is shown on the attached Figure 10. 

With the recommended improvements in place all of the signalized study intersections are expected 

to operate at acceptable levels of service for the proposed zoning scenario. SimTraffic simulations 

show the potential for some queues to occasionally extend beyond the provided storage, but these 

spillbacks are expected to be short in duration and to occur with or without the proposed development 

in place. SimTraffic also shows the potential for long queues on westbound Peace at the northbound 

Capital Boulevard ramps in the PM peak hour with or without the development or rezoning in place. 

The recommended improvements are expected to reduce the extent of this queuing significantly. 
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The unsignalized right-turn from Johnson Street onto southbound Capital Boulevard is expected to 

operate with moderate to long delays in the proposed zoning condition. Long delays are common on 

unsignalized approaches to major thoroughfares, and SimTraffic simulations show no queuing issues 

at this intersection. 

The unsignalized intersection of Johnson Street at Harrington Street is also projected to operate with 

moderate to long delays on the minor street (Harrington Street) approaches. This is because the 

continuous flow of traffic off Capital Boulevard leaves few gaps for the side streets, especially 

northbound Harrington Street. SimTraffic simulations show no queuing issues on southbound 

Harrington Street but the potential for long queues on northbound Harrington Street. It is anticipated 

that northbound traffic will divert over to West Street if backups occur at this intersection. 

In conclusion, as shown in the analysis presented herein, traffic impacts associated with the proposed 

rezoning can be mitigated by the recommended improvements such that traffic in the study area is 

generally expected to operate acceptably even if the site is developed to the maximum intensity.  

Should you have any questions or comments, please do not hesitate to contact me at (919) 677-2000 

or travis.fluitt@kimley-horn.com.  
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Municipal Building 
222 West Hargett Street 
Raleigh, North Carolina 27601 
 
One Exchange Plaza 
1 Exchange Plaza, Suite 1020 
Raleigh, North Carolina 27601 
 
City of Raleigh 
Post Office Box 590 • Raleigh 
North Carolina 27602-0590 
(Mailing Address) 
 

TO: Bynum Walter, AICP, Comprehensive Planning Supervisor 
 
FROM: Eric J. Lamb, PE, Transportation Planning Manager 
 
DATE: August 4, 2020 
 
SUBJECT: Supplemental Traffic Impact Analysis Review for Z-17-19 
 
 
506 Capital Boulevard Development 
 
We have reviewed the updated rezoning traffic assessment prepared by Kimley-
Horn for the 506 Capital Boulevard development, case number Z-17-19.  The 
following memorandum summarizes the most relevant information pertaining to 
the update as well as City Staff’s review of the analysis and recommendations 
included in it.  
 
In October 2019, Kimley-Horn submitted an analysis for the proposed rezoning 
of this development.  At that time, the area roadway network was experiencing 
considerable effects from the construction of the Smokey Hollow project and the 
Capital Boulevard interchange improvements (NCDOT TIP #B-5121).  These 
construction projects did not allow for accurate turning movement counts.  
Therefore, city staff agreed to an alternative method that provided baseline peak 
hour turning movement volumes based on linearly interpolating approved traffic 
forecasts previously provided to NCDOT (Traffic Capacity Analysis Report for 
TIP #B-5121/B-5317 – Kimley-Horn, July 2011).  City staff’s review did not 
support the total mitigation strategies recommended by Kimley-Horn’s analysis. 
 
Kimley-Horn has now revised the analysis based on new baseline data and 
updated turning movement counts performed in early March 2020 for the 
adjacent Seaboard Station development 
 
Development Details 
 
 
  

Site Location:  Downtown Raleigh, bounded by Peace Street to 
the north, Capital Boulevard to the west, and 
railroad tracks to the east 
 

Address: 201 W Peace St (Current) 
0, 506, and 508 Capital Boulevard (previous) 
 

Property Pin: 1704611622 
 

Current Zoning: IX-12 and DX-12 
 

Proposed Zoning: DX-40-SH 
 

Existing Land Use: Vacant 
 

Build-out Year: 2022 
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Study Area & Analysis Scenarios 
 
The following intersections were studied as part of the original analysis: 
 

1. Peace Street at West Street (Signalized) 
2. Peace Street at Harrington Street (Signalized) 
3. Peace Street at Capital Boulevard NB Ramps (Signalized) 
4. Peace Street at Halifax/Wilmington/Salisbury  (Signalized) 
5. Capital Boulevard at Johnson Street (Unsignalized) 
6. Harrington Street at Johnson Street (Unsignalized) 
7. Johnson Street at West Street (Unsignalized) 
8. Capital Boulevard NB Ramp at Site Driveway (Unsignalized) 
9. Peace Street at Site Driveway (Unsignalized) 
   

Turning movement counts performed at the following intersections were performed as part of the 
Seaboard Station development in early March 2020.  These counts provided a more accurate method 
for determining baseline data than did the previous linear interpolation based on NCDOT’s traffic 
forecasts.  From these updated turning movement counts, Kimley-Horn was able to balance the 
forecasted data for a more accurate picture of the area’s traffic operations on which to base this 
analysis.   
 

• Peace Street at Harrington Street 
• Peace Street at Capital Boulevard NB Ramps 
• Peace Street at Halifax Street 

 
Trip Generation  
 
Kimley-Horn made the following assumptions as agreed to by City and NCDOT staff: 
 

• 10th Edition ITE Trip Generation Manual – Land Use Codes as listed in the tables below 
• The nonstandard study methodology as described above. 
• ITE Trip Generation Manual Dense Multi-Use Urban setting/location based on the proximity to 

downtown. 
• Included Smokey Hollow development traffic based on available information and trip 

calculation from the ITE Trip Generation Manual 
• There are no apparent existing trips for the existing land use 
• With this updated analysis, the Seaboard Station Development was included as a background 

project.  At the time of the original analysis, this was not an approved development. 
 
Kimley-Horn determined that the Maximum Trip Generation for both the current and proposed 
zoning condition was General Office Building. 
 
Table 1: Maximum Trip Generation for Current Zoning 

Land Use ITE 
Code Intensity AM PM 

In Out Total In Out Total 
General Office 

Building 710 826,405 
SF 531 86 617 118 576 694 

 
Table 2:  Maximum Trip Generation for Proposed Zoning 

Land Use ITE 
Code Intensity AM PM 

In Out Total In Out Total 
General Office 

Building 710 897,082 
SF 574 94 668 128 625 753 
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As provided in the two tables above, the proposed rezoning is projected to add 51 new trips in the 
AM peak hour and 59 new trips in the PM peak hour above the levels of traffic generated by buildout 
at the current zoning entitlement. 
 
 
Site Traffic Distribution 
Trips generated by the proposed development were distributed based on a review of surrounding land 
uses, existing traffic patterns, and engineering judgement. 
 
The following percentages were used in the AM and PM peak hours for traffic: 
 

• 40% to/from the north on Capital Boulevard 
• 30% to/from the south on Capital Boulevard / Salisbury Street 
• 15% to/from the west on Peace Street 
• 10% to/from the east on Peace Street 
• 5% to/from the south on West Street 

Results and Impacts 
Table 2:  Study Area Levels of Service 

 

AM PM AM PM AM PM AM PM
Overall B B B B - - B B
EB B B B B - - B B
WB A A A A - - A A
NB C B C B - - C B
SB D D D D - - D D
Overall B B C B B B D B
EB B A B A B A B A
WB A B A A A A A B
NB E D F D D C F D
Overall B B B D B C B D
EB B B B C B C B C
WB A B A D A C A D
NB D E D D D D D D
Overall B C B C - - B C
EB A C A C - - A C
WB B B B B - - B B
NB D D D D - - D D
SB B C B C - - B C

Johnson Street at Capital Boulevard EB E D E F - - E F
NB C C C C - - C C
SB C C D D - - D D
EBL A A A A - - A A
WBL A A A A - - A A
EB C C C C - - C C
WB C C C C - - C C
NBL A A A A - - A A
SBL A A A A - - A A

Capital Boulevard NB Ramp at Site 
Drive

WB - - B C - - B C

Peace Street at Site Drive NB - - C C - - C C

Johnson Street at West Street

Buildout (2025) 
Proposed Zoning

Background (2025)
Buildout (2025) 
Current Zoning

Buildout (2025) 
Current Zoning w/ 

Improvements
ApproachIntersection

Peace Street at West Street

Peace Street at Capital Boulevard NB 
Ramp

Peace Street at Halifax Street / 
Wilmington Street / Salisbury Street

Johnson Street at Harrington Street

Peace Street at Harrington Street



 

 
4 

Study Recommendations 
 
The summary above indicates that all signalized intersections are expected to operate at acceptable 
levels of service.  There will also be approaches at some intersections that will experience queueing 
and delay issues during the peak time periods.   
 
Based on the analysis, Kimley-Horn recommended the following mitigation measures: 
 

• Peace Street at Harrington Street 
o Restripe the northbound approach for Harrington to provide an exclusive left-turn and 

dual exclusive right-turns 
• Peace Street at Capital Boulevard NB Ramp 

o Restripe the northbound Capital Boulevard off-ramp to provide an exclusive left-turn 
lane and a shared through-right lane 

 
Staff has reviewed these proposed changes and determined that these mitigations are not warranted 
and will not be required as part of the site development for this property under the proposed zoning.  
The creation of dual-right turns on northbound Harrington Street would create potential conflicts with 
the heavy pedestrian and greenway traffic anticipated at this location.  The proposed changes on the 
northbound off-ramp at Capital would misalign through traffic crossing Peace Street with the 
northbound on-ramp.  City staff will continue to monitor traffic operations in this area as it develops 
and determine if alterations in lane assignments are necessary in the future. 

Conclusions  
City Staff agrees with the overall analysis performed in the rezoning TIA for the 506 Capital Boulevard 
development and makes no further recommendation at this time. 
 
EJL / bc 
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