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Starts with Perception of Density
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1 What is the Problem?
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Mismatch Between What the 
Market Wants and What We Are 
Providing/Allowing in Our Cities
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~C. Leinberger

Gap
Between Demand and Supply 

of Walkable Urban Living Choices

%
20-



© 2016 Opticos Design, Inc.  | 6© 2016 Opticos Design, Inc.  |

by 2025

Households
Without Children

%
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~C. Nelson

Million Unit

National Shortage of Small Lot
and Attached Housing Units

Shortage



Density Based-Zoning Cannot 
Effectively Regulate for a Mix of 
Housing Types
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Micro-Scale Analysis to Illustrate the Issues
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Zoning Does Not Typically Recognize Existing Mix of 
Densities
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72 DU/Acre, But Not Bigger Than a Large House
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Neighborhood Living is Different than City Living
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2
What is 
Missing Middle Housing?
Getting it Right: It’s Not Just Medium-Density 
Housing
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Missing Middle is a range of multi-unit or clustered 
housing types compatible in scale with single-family 

homes that help meet the growing demand for 
walkable urban living.

Missing Middle Housing
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Missing Middle Housing
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Enhances Neighborhood 
Character

Meets Demand for 
Walkable Neighborhood 
Living

Meets Demand for More 
Diverse Housing Options

Addresses the Need for 
Affordable Homes

Provides the Density 
Needed to Support 
Locally-Serving 
Businesses and Amenities, 
like Transit
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Missing Middle Housing: Denver
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Townhouse

Multiplex: Small

Duplex: Side-by-Side

Fourplex
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Missing Middle Housing: Portland
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Side-by-Side Duplex

Courtyard Apartment

Bunglow Court

Multiplex: Small
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Missing Middle Housing: Salt Lake City
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Townhouse

Forecourt Apartment

Duplex: Side-by-Side

Multiplex: Small
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Missing Middle Housing: New Orleans
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Townhouse

Small Lot Single Family

Duplex: Side-by-Side

Multiplex: Small



The Types
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Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Typical Lot Size Density (5 
units/lot)

Density (6 
units/lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre
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Fourplex 25

Typical Lot Size Density (4 
units/lot)

75’ x 150’ 23 du/acre

60’ x 100’ 29 du/acre
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Typical Lot Size Density (5 
units/lot)

Density (6 
units/lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre
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Typical Lot Size Density

25’ x 125’ 14 du/acre

25’ x 100’ 17 du/acre

20’ x 75’ 29 du/acre
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Great for Incubating Small, Local Businesses

South Main, Buena Vista, CO. Opticos Design

Typical Lot Size Density

30’ x 125’ 12 du/acre

25’ x 100’ 17 du/acre

25’ x 75’ 23 du/acre
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Typical Lot Size Density (8 
units/lot)

Density (14 
units/lot)

120’ x 135’ 22 du/acre 38 du/acre

110’ x 125’ 25 du/acre 44 du/acre

110’ x 110’ 29 du/acre 50 du/acre



Where Do You Find 
Missing Middle Housing?
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Distributed Throughout a Block with Single-Family 
Homes
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End-Grain of a Single-Family Block
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Transition from Single-Family to Higher-Density 
Housing
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Transition from Single-Family Housing to a 
Mixed-Use Corridor



Getting it Right: Not Just Medium-Density 
Housing

Important Characteristics of 
Missing Middle Housing
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Characteristics of Missing Middle Housing

1.Walkable Context
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Destinational Walking: Amenities Close By
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Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density
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Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density

3.Small Footprint Buildings
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Smaller Does Not Necessarily Mean This Small
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Market is Choosing Quality Over QuantityBut, Never Bigger Than the Scale of a House
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Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density

3.Small Footprint Buildings

4.Small, Well-Designed Units
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Smaller Does Not Mean Lowest End of the Market
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Market is Choosing Quality Over Quantity



© 2016 Opticos Design, Inc.  |

Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density

3.Small Footprint Buildings

4.Small, Well-Designed Units

5.Fewer Off-Street Parking Spaces
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Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density

3.Small Footprint Buildings

4.Small, Well-Designed Units

5.Fewer Off-Street Parking Spaces

6.Simple Construction
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Provides Affordability by 
Design Housing Tool
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Richmond Livable 
Corridors
Richmond, CA

Only $23,000 
Household Income 
Needed to Qualify
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Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density

3.Small Footprint Buildings

4.Small, Well-Designed Units

5.Fewer Off-Street Parking Spaces

6.Simple Construction

7.Creates Community
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Within a Project Like This or the Larger Context
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Conover Commons: Redmond, WA
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Effective Zoning for 
Diverse Housing Choices
Removing Barriers and Providing 
Clarity
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Start By Graphically Assessing 
Your Existing Zoning Code to 
Define Obstacles
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What Does Your Code Actually Encourage?
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Enable Missing Middle Housing
In Your Zoning

51



Intent Not to Add Additional Layers of 
Regulations

Your Base Zone Districts Need to 
Allow This Mix of Types
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Zoning Tips for Missing Middle Housing
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A. Enable small footprint density
1. Directly allow building types within zone districts
2. Regulate max. building footprint (width and depth)
3. Cap heights at 2.5 stories for desired zones
4. Do not cap density

B. Do not treat all unit sizes equally
1. Allow more smaller units inside same building form
2. Require less off-street parking for smaller units
3. Adjust impact fees for smaller units
4. Consider treating a 650sf unit as half a unit

C. Encourage blended densities
D. Reduce parking requirements
E. Make new walkable communities legal
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Building Type as a Primary Component of a Code
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Group of Building Types Calibrated for the City
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Cincinnati’s Building Types
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A Range of Types are Allowed Within Each Zone
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Each Type Has Supplemental Form Standards
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How Else is Missing 
Middle Being Used?
What Tools Can You Take Back 
to Your Community?
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Being Used Across the Country to Inform 
Planning and Policy
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“Of particular importance is the need to fully utilize the 
Missing Middle housing types to diversify our housing 

stock to address the increasingly diverse housing 
demand driven by the demographic changes in our 

community.”

Rick Bernhardt, Executive Director 
Metropolitan Nashville-Davidson County Planning Department  
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MiPlace: Michigan Statewide Economic Dev’t. 
Strategy
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Conduct a Target Market Analysis
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Missing Middle Affordable Housing Density Bonus
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Other Tools to Promote Missing 
Middle Housing
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The Missing Middle 
Website
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6 Conclusion
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Let’s Stop Using the Term Multi-Family
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Our Planning and Regulatory Instruments are Too 
Blunt
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Time to Sharpen Our Planning and Regulatory Tools
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Document Missing Middle Housing Types in Your 
Community
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“It’s time to 
rethink and 

evolve, 
reinvent and 

renew.”
~What’s Next,

Urban Land Institute
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