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Starts with Perception of Density




nWhat s the Problem?



Mismatch Between What the
Market Wants and What We Are
@ Providing/Allowing in Our Cities
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Gap

Between Demand and Supply
of Walkable Urban Living Choices
~C. Leinberger
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Households

Without Children
by 2025




Million Unit
hortage

hortage of Small Lot
ched Housing Units

~C. Nelson




Density Based-Zoning Cannot
Effectively Regulate for a Mix of

@ Housing Types
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Community Character Documentation:
Microscale Analysis
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Micro-Scale Analysis to lllustrate the Issues
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Zoning Does Not Typically Recognize Existing Mix of
Densities

>
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/2 DU/Acre, But Not Bigger Than a Large H
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Neighborhood Living is Different than City Living
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What Is

Getting it Right: It's Not Just Medium-Density
Housing

Missing Middle Housing?



Missing Middle Housing

~ MD-RISE
~

LIVE/WORK.
TOWNHousg THLTIPLEX

CourtyaRE Bhaacul
o, TRIPLEx § ApARTMENT COURT
\PUPLEX eourPLEX

MDDLE HOUSING

DETACHED SINGLE-FAMILY -

HOMES N MISSING

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.
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Missing Middle Housing

¥

Enhances Neighborhood
Character

Vg o e Meets Demand for
Walkable Neighborhood
Living

RS

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 — exwonsoesonme i




Missing Middle Housing: Denver
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Fourplex
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Missing Middle Housing: Portland
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Bunglow Court

~

Multiplex: Small
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Missing Middle Housing: Salt Lake City

Duplex: Side-b
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Missing Middle Housing: New Orleans
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Density

12 du/acre

17 du/acre

9 du/acre
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! Typical Lot Size Density

60’ x 125’

50’ x 100’

3 -
- - "
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50’ x 85’

Duplex: Stacked



" Typical Lot Size

100’ x 125’

Density (5
units/lot)

17 du/acre

Density (6
units/lot)

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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Carriage House (Ancillary Unit) A




Density (4
units/lot)

23 du/acre

: % Typical Lot Size

29 du/acre




Density (5 Density (6
units/lot) units/lot)
17 du/acre

100" x 100’ 22 du/acre

i e SRS : i 80’ x 100° 27 du/acre

Multiplex: Small
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Density

Typical Lot Size

14 du/acre
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20 x 75' 29 du/acre

Townhouse



Great for Incubating Small, Local Businesses @

Typical Lot Size Density

30’ x 125’ 12 du/acre
South Main, Buena Vista, CO. Opticos Design 23 du/acre

Live-Work
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Typical Lot Size

units/lot) units/lot)

22 du/acre
0
Courtyard Apartments
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Where Do You Find
@ Missing Middle Housing?



Distributed Throughout a Block with Single-Family @
Homes

31

© 2016 Opticos Design, Inc. |




End-Grain of a Single-Family Block @

32
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Transition from Single-Family to Higher-Density @
Housing

33
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Transition from Single-Family Housing to a @
Mixed-Use Corridor

34
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Important Characteristics of
Missing Middle Housing

Getting it Right: Not Just Medium-Density
Housing



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

But, Never Bigger Than the Scale of a House

40
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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 Mean Lowest End of the Market @
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Characteristics of Missing Middle Housing

1.Walkable Context
2.Lower Perceived Density

3.Small Footprint Buildings
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Characteristics of Missing Middle Housing

1.Walkable Context

2.Lower Perceived Density
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¥

Provides Affordability by

Design Housing et
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Characteristics of Missing Middle Housing

1.Walkable Context
2.Lower Perceived Density

3.Small Footprint Buildings
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Within a Project Like This or the Larger Context

Conover Commons: Redmond, WA

© 2016 Opticos Design, Inc. | 47




Effective Zoning for
Diverse Housing Choices

Removing Barriers and Providing
Clarity



Start By Graphically Assessing
Your Existing Zoning Code to
@ Define Obstacles




What Does Your Code Actually Encourage?

Allowable Building Envelope Alternate Allowable Building Envelope

20" max. height

O Max. Height “' 3 Limiting Factors
Min. Lot Area / Dwelling Unit

( Front Setback
@ Side St. Setback '|'

© Sside Setback Typical Build-out Encouraged by Zoning
@ Rear Setback

o Parking l
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Enable Missing Middle Housing
@ In Your Zoning




Your Base Zone Districts Need to
Allow This Mix of Types

Intent Not to Add Additional Layers of
Regulations



Zoning Tips for Missing Middle Housing

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 de '
4. Do not cap denS|ty :

B. Do not treat all Bl

1. Allow more s =i §ESEiEEitE: -*
. — ;——/

2. Require less | O Sthic

3. Adjust impac =S e =TT

4. Consider tre =S uS IR
C. Encourage ble |
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Building Type as a Primary Component of a Code
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G f Building 1 Calibrated for the Cit
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Cincinnati’'s Building Types




A Range of Types are Allowed Within Each Zone

fiz o Trausces Zoacs 10527
T4 Nalghborhood Small Footprint (T4iN.2)
Iﬂ.lil.ﬂ- .'I'llllddi_nrhd.llﬂmrl'ﬂlj .
C. Allowed Bullding Types
Build Type = standard
5
ing width ¥ Depth O
Larriape Fouse vz na I7G3-3.40
Derached House: 30" rmin,; 75 rin. I7G3-3.60
o paCT 50 max.
Louape Touct 75 min.: 100" mun, 1G3-3.70
196 max.
Duplex 40 rmin.: 100" sun. 1G3-3.8D
- 75" max.
™ = TR Rowhouse 18" min; & rmn. 1703-39C
o 35" max.
Cutadvad s Hraedvad TRLECpm Sase [THLECS : : ;
Norrotbem iocvhs :-E_-;-_-;" Mulei-Plese: Small  50° mun 108" sum. [FG3-31G0
LTI T 100 rnaz.
P | 0t "0 Fo0 Boxaakn
up ve 35 Tuades Live!yWaork 18" min; D' rrin. [FG3-3.1 3%
R T T e e
et ey i 35 max.
L i ]
1903-2. 8%
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Each Type Has Supplemental Form Standards @

BEF L. e
Sarziak Lk s P Cipan Tas0a
D. Allowed Frontage Types

fociway  IMRaA

E. Pedestrian Access

d-ﬂ-h“:--lnduﬂu
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How Else Is Missing
Middle Being Used?

What Tools Can You Take Back
to Your Community?




Being Used Across the Country to Inform @
Planning and Policy

“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




MiPlace: Michi
' gan Statewi _
Strategy ide Economic DevV't.

strategic Ptlb“: Actions®
smO“ m.klh’

- Communities ¥ with the Biggest c,owdfundlng The Cutting -Edge 2014 Michigan Main Street
mﬂ""‘hg v 2014 Annua\ Report assortunities for ?uccess with Future of Local pevelopment Economic s“_‘ ” B
= the aqmmf; ~ Michigan 5t Housing StragggicJP:a‘cemaﬁiﬁ5 The Review Jen Yearsof celience
nevelopment Authority aiSy Land PORY Institute
v ot Wl | W




Conduct a Target Market Analysis

62
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Missing Middle Affordable Housing Density Bonus

Creative Example of Medium Density Housing

Fuorm aned Building Type v Use and Densily -
This smal four unt building faund in a central Austin )
neighbomaod fallz betwesr the singe-family and
multi-family zoning district standards. While

the scale of the building is compatible
with the =xisting neighbarhoad,

it could not be buitt today
under 3F-3 ar amy of

the MF zning
disfricts.

o | ALIBT. TEXAR
LAND DEVELOPMENT CODE DIAGNOSIS ST—"—

Existing Lot LOC Regulzticns
Pudle Drarz iy 8, 2014 Zoned 573 SF-3 Zoning District MF Zening Districts

5,750 =quare Teet min., B, D00 square T2el min.

DU Tand 'wiIIn man. 131l MF 20Ming J1SINCIs)
SHAPING THE AUSTIN WE IMAGINE

Lot Size

1,865 3l

Mumber Parking Spaces 4 spaces far 4 units 2 spaces per dwelling unil 2 spaces per 2 bedroam anit
Density 22 duwa 7.5-11 dw'a 23 du'a in MF-Z and higher

Other limiting reglations:
MF Zong districts allow 40 — 60 deat in buildivg height, discouraging ane- o three-slary buildiygs.

QFTICOS

Barriers Within the LDC to Missing Middle Housing Types

There are no small-lot, multifamily zoning districts:  Allowed demsities in MF zoning districts are too low Mo maximum building fooftprint (depth andfor width)

All MF zoning districts have a mianimum ot size of for some of these types » Mast existing Missing Middle housing typas: have
B,000 square feet. = Some of the existing Missing Middla types have small kuilding footprints [depth and width) that
= This minimum size is much larger than the lots for densities =5 high as 40 to 50 dwelling units/acre make tham compatible with their context.
mast of the existing Missing Middla housing types. even within their compatible farm. S K el et I e e e ot e ek
= This regulztion encourages lot aggregation for = Missing Middle housing densities could ba allowed foatprint and in many ways ancourage larger
multifamily projects, the opposite of what should in MF-5 and above density-wise, but much larger buildings, which obviously are less compatible with
be encowraged in mast neighborhaods, especizlly buildings are ancouraged in these zoning districts. many neighbarhoed contexts.

welkzble urbain neighbarhoods that have a good mix

B ]

* The pramisa is that higher density always means = Reguletions for Missing Middle housing types

© 2016 Opticos Design, Inc. |




Other Tools to Promote Missing
@ Middle Housing




The Missing Middle
Website




OME | ABOUT| T ¥ RESOURCES | CONTACT OME | ABOUT| T RESOURCES | CONTACT
> HRMBDLE *
2 M NaiBPYE

Responding to the Demand for Walkable U

Responding to the Demand for Walkable Urban Living

mPLEx € Gpan cam e
D ~ b =¥ amamTrENT T NG=—=———"""
DETACUED SnoLe+ara \m\u FouR B MISSING MODLE Housl

What is Missing Middle Housing?
Missing Middie Is a range of multi-unlt or clustered housing tynes compatinie In scale with single-family nomes that nelp meet the growing
demand for walkable urban Iiving. These types provide diverse housing

ns along a spectrum of affordability, Including duplexes,
fourplexes, and bungalow courts, to support walkable communities, localfy-serving retall, and public transportation options. Missing Middle
nousing provides a solution to the mismatch between the avallable US. housing stock and snifting demogrannics combined with the growing
demand for walkability.

es: what to eat, wher t when it comes

Many pecp
e jobs and shops

but right / places are in g provides mare | es. And when [

ds for people and busir

Bungalow Court

n

This webste |s designed to serve as a collective resource for planners and developers seexing to implement Missing Middle projects. You

will find clear definitions of the types of mid-density housing that are best for creating walkaole nelghborhoods, as well as Information on the
unifying characteristics of these bullding types. The webslte also offers Informatian on how to integrate Missing Middle Housing Into existng
nelghborhoods, explains how to regulate these oullding types, and pin-points the market demographic that demands them.

For Diverse Households
1t ! Tne 21st century “household” no longer necessarfly conslsts of a father, a mother, and two point five
cnildren. A greater number of American nouseholds consist of older “empty nesters”, milenlals who are
a“n putting off traditional marriage and family longer than ever, single parents, non-traditional families, and the Earriage House
Al

pysically handicapped who are able live independently thanks to modern technology.

For Diverse Lifestyles
Flexiole working solutions, non-traditional higher learning options, a longer average |fespan leading o
onger retirements, and the need to reduce carbon dioxide emissions means that more and more,

namebuyers and renters are seeking NoUSINg oprons that offer a walkable [ifestyle and access to public
transportation.

Townhouse Live/Work Courtyard Apartments

o )b $ For Diverse Incomes

$$ The current demand for affordable small-footprint or attached housing In the US. exceeds supply by up to
ﬂ 35 milllon units. Most zoning codes Imlt the types of housing that can be provided. Missing Middle housing

S $$$ $$ 1ypes can meet the need for attracive, affordable, well-bullt housing within the existing framework of mamy ® @ @ @
ity codes.
5555 §
€4

( DEMAND CHARACTERISTICS THE TYPES ASSEMBLY REGULATE

Learn more about Missing Middle Housing:

66
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D

OVERVIEW

IDEALIZED DOCUMENTED UNIT PLANS

Description

HOME | ABOUT | THE TYPES | RESOURCES | CONTACT

A small- to medium-sized structure that

consists of two dwelling units, one next to the

other, both of which face and are entered from

the street.

Typical Specifications

Lot
Width*
Depth*

Area*

Units

Number of
Units

Typical Unit Size
Density

Net Density
Gross Density
Parking
Parking Ratio*

On-street
Spaces

Off-street

Front-loaded
55-75 feet
100-150 feet
5,000-11,250 sq. ft.
0.11-0.26 acres

2 units

600-2,400 sq. fu.

8-17 dufacre
6-13 du/acre

2-3

1 per unit max.

Rear-Loaded
40-70 feet
100-150 feet
4,500-10,500 sq. ft.
0.10-0.24 acres

2 units

600-2,400 sq. fL.

8-19 du/acre
7-14 dufacre

2-3

1 per unit max.

© 2016 Opticos Design, Inc. |



SMBPE S MIPSINGMIBPLE

o the Dernand for Walkabie Urban L

Sl
=3

Respending to the Demand for Walkable Urban

OVERVIEW IDEALIZED DOCUMENTED UNIT PLANS

e

OVERVIEW IDEALIZED DOCUMENTED UNIT PLANS

Ideal Specifications

Lot

Witith 50 feat

Depth 130 feet ol el "

Area 5500 =0. .

015 acres Documented Specifications

Units Lot

Number of Units 2 urits Width 70 feet

Typical UnitSze  &12s0. Depth 145 feet

Density Area 10,150 52, fet.

Net Density 13.4 du/facre ) (0 acres

Grogs Density 10.3 dulacre Lk

= Number of Units 2 urits

Rerkine Typical Unit Size 612353,

Parking Ratio 2 per unit e

On-street Spaces 2 Met Density 56 cuiscre

Off-street Spaces 2 Grass Density 7.1 dwlacre

Setbacks Parking

Front 30 feet Parking Ratios 25 per unit

Side 10 feat OnstreetSpaces 3

Rear (main building) Off-street Spaces 2

Batween Main and Sexhiarks "

Accessor fronts 30 feet

Buildings Side 10 feer

Building Rear (main building)

Building Size 122450, 1. Between Main and
Accessary

Width 36 feer Buildings

Depth 34 feer Building

Height (toeave) 14 feet Building Size 122433, %
Width 36 feet
Degth 34 feet
Height (to eave] 14 feet

Learn'marerabout Missing Middle:Housing; Learn more about Missing Middle Housing:
ASSEMBLY REGULATE DEMAND CHARACTERISTICS THE TYPES ASSEMBLY REGULATE

© 2016 Opticos Design, Inc.
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Leveraging the needs of the market

Singles, childless couples, and empty nesters have two things in common: They
are growing in number, and they want a unique type of home.Single-family
homes located in conventional suburbs make up 90% of the current housing
stock available in the United States, yet more and more, consumers are seeking
non-single-family housing options that offer a walkable lifestyle.

This adds up to a 35 million unit shortage in multifamily housing across the
country.So what is it consumers like about walkable communities? They offer a
mix of single-family and multifamily housing types; shopping, cultural amenities,
and jobs within walking distance; and good access to public transportation.

Millenials

Young, highly educated, technology-driven members of the population desire mobile,
walkable lifestyles.

HOME | ABOUT | THE TYPES | RESOURCES | CONTACT

90% of available housing in the ULS. is locoted in & conventional
neighborhood of single-family homes, adding up to a 35 million unit housing
shortage. Source: Dr. Chris Nelson, “Missing Middle: Demand and Benefits,”
Utah Land Use Institute conference, October 21, 2014.
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Missing Middle is a range of multi-unit or clustered housing types compatible in scale with

Resources
single-family homes that help meet the growing demand for walkable urban living.

"Missing Middle Housing,
Explore The Types of Missing Middle Housing. Responding to the Demand for
Walkable Urban Living” by Daniel
Parolek

“Ten things planners need to know
about demographics” by Kaid
Benfield

Diagram of Missing Middle
Housing Types

Find more resources here.

Bungalow Court

Sign up for our newsletter!

* Emnail

“Well-designed ‘Missing Middle’ buildings unify the walkable streetscape as
they greatly diversify the choices available for households of different age,

First Name

© 2016 Opticos Design, Inc.
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Resources and links to help you better understand Missing Middle Housing
All logos and images must be attributed to Opticos Design, Inc, unless otherwise indicated.

Downloads

Logo: Missing Middle Housing [JPG]

Diagram of Missing Middle Housing Types [JPG]

For a high resolution file appropriate for print use, please email marketing@opticosdesign.com
Article: "Missing Middle Housing, Responding to the Demand for Walkable Urban Living” by
Daniel Parolek [PDF]

Missing Middle Research Template [PDF)

Missing Middle Keynote Presentation Slides [KEY]

Missing Middle Powerpoint Presentation Slides [PPTX]

Missing Middle Presentation Slides [PDF]

Missing Middle Promotional Handout [PDF]

Online

"Ten things planners need to know about demographics” Kaid Benfield, Switchboard,
January 30, 2014

"The Demographic Trends That Will Change Planning,” James Brasuell, Planetizen,
January 31, 2014

"Car-Free in America?” Christopher Leinberger, New York Times, May 12, 2009

“The Next Slum?” Christopher Leinberger, The Atlantic, March 1, 2008
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Let s Stop Using the Term Multi-Family
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Responding to the Denrand for Walkalfe © 2016 Opticos Design, Inc. |




Time to Sharpen Our Planning and Regulatory Tools @
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Document Missing Middle Housing Types in Your
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“It's time to
rethink and
evolve,
reinvent and
renew.”

~What’s Next,
Urban Land Institute

OFTICOS




A e T PR e i R
Respotrlfng to the Penmand for Walkaiilc Srban Efrfng

Certified

Missing Middle Housing O T

Responding to the Demand for Walkable

N MPReE
MuLTIPLEX HVEWORK ™

N TRIPLEX ¢ ipc i‘:?,’:gﬁ? Bgﬁ::? e -
: DUPLEX G—— — —
e SN T _MissiNG MIDPLE HOUSIN
Daniel Parolek %opticosdesign

Portland Planning and Sustainability Commission daniel.parolek@opticosdesign.c
February 8, 2016 om



