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Walkable Cities are Thriving Cities
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20-

Gap

Between Demand and Supply
of Walkable Urban Living Choices
~C. Leinberger
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70

Households

Without Children
by 2025
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Million Unit
Shortage

National Shortage of Small Lot
and Attached Housing Units

~C. Nelson
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Neighborhood Living is Different than City Living
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Neighborhood Living is Different than City Living
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What the Market is Delivering

Small-lot Single-Family Mid-Rise and High-Rise

Large Apartment Complexes
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What is

1 Missing Middle Housing!?



Missing Middle Housing

Missing Middle is a range of multi-unit or clustered housing
tybes 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

Meets Demand for Walkable
Neighborhood Living

Meets Demand for More
Diverse Housing Options

Addresses the Need for
Affordable Homes

Provides the Households
Needed to Support Locally-
Serving Business and
Amenities, like Transit
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Missing Middle Housing: San Jose

Multiplex: Small
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Missing Middle Housing: Oakland
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Missing Middle Housing: Denver
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Missing Middle Housing: New Orleans
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Important Characteristics of
Missing Middle Housing

®

Getting it Right: Not Just Medium-Density Housing



®

Characteristics of Missing Middle Housing

|. Walkable Context
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Destinational Walking: Amenities Close By
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Street Design: Is Walking Comfortable and Safe!?

®
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®

Characteristics of Missing Middle Housing

|. Walkable Context

2. Small Footprint Buildings
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Characteristics of Missing Middle Housing

®

|. Walkable Context
2. Small Footprint Buildings

3. Lower Perceived Density
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Scary Density
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Scary Density
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Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ |7 du/acre

50’ x 85’ |9 du/acre




Density Density

Typical Lot Size

(5 units/lot) (6 units/lot)
100’ x 125’ |7 du/acre 21 du/acre
100’ x 100’ 22 du/acre 26 du/acre
80’ x 100’ 27 du/acre 33 du/acre

33

Bungalow Court
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(14 units/lot)
38 du/acre
44 du/acre
50 du/acre

(8 units/lot)
22 du/acre
25 du/acre
29 du/acre
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Characteristics of Missing Middle Housing

®

|. Walkable Context
2. Small Footprint Buildings

3. Lower Perceived Density

4. Well-Designed Units
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Smaller Does Not Necessarily Mean This Small

} I :. -+ #

" 1 1 n e more 1
Responding to the Demand for Walkable Urban Living

© 2016 Opticos Design,Inc. | 36



Smaller Does Not Mean Lowest End of the Market

®
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Characteristics of Missing Middle Housing

®

|. Walkable Context
2. Small Footprint Buildings

3. Lower Perceived Density

4. Well-Designed Units

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

®

|. Walkable Context

2. Small Footprint Buildings

3. Lower Perceived Density

4. Well-Designed Units

5. Fewer Off-Stféet Parking Spaces

6.Simple Construction:s« =miat s
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Characteristics of Missing Middle Housing

®

|. Walkable Context

2. Small Footprint Buildings

3. Lower Perceived Density

4. Well-Designed Units

5. Fewer Off-Stféet Parking Spaces
6.Simple Construcpion:-- £ § i

/. Creates Community
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Creates Community: Within a Project Like This or The
Larger Context

®

Conover Commons: Redmond, WA
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Affordable Housing Tool

Only $23,000
Household Income
Richmond Livable Corridors Needed to Quallfy

Richmond, CA
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Where Do You Find
@ Missing Middle Housing!?



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
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Not a Mono-Culture of One Type @
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Why is it “Missing?”



Unfortunately, Missing Middle Housing is lllegal in Most Cities
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At Some Point We Forgot
How to Plan and Regulate
Non-Single Family Buildings

®

Poorly located and designed density



Location and Design of New Density is VWrong @
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Ineffective Regulations Have Produced Incompatible Infill @
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Removing Barriers for
BN Diverse Housing Choices

What Tools Can You Take Back
to Your Community?




Enable Missing Middle Housing
@ In Your Zoning



What Does Your Code Actually Encourage?

} I :. -+ #

" 1 1 n e more 1
Responding to the Demand for Walkable Urban Living

© 2016 Opticos Design, Inc. | 56



Cincinnati’s Building Types
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Group of Building Types Calibrated for the City

Specific to Building Types

1703-3.30

1703-3.30

Specific to Building Types

Table 1703-3.30.A: Building Types General

Building Type
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Table 1703-3.30.A: Building Types General (continued)

Building Type

Carriage House. This Building Type is an accessory structure
typically located at the rear of a lot. It typically provides either a
small residential unit, home office space, or other small commercial
or service use that may be above a garage or at ground level. This
Type is important for providing affordable housing opportunities
and incubating small businesses within walkable neighborhoods.

-
w
!

T5

-
wv
£

24
4 Z|m
o
4
N

Detached House: Medium. This Building Type is a medium-sized
detached structure on a medium-sized lot that incorporates one
unit. It is typically located within a primarily single-family residential
neighborhood in a walkable urban setting, potentially near a
neighborhood main street.
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Rowhouse. This Building Type is a small- to medium-sized typically
attached structure that consists of 2-8 Rowhouses placed side-
by-side. In a feature unique to Cincinnati, this Type may also
occasionally be detached with minimal separations between the
buildings. This Type is typically located within medium-density
neighborhoods or in a location that transitions from a primarily
single-family neighborhood into a neighborhood main street. This
Type enables appropriately-scaled, well-designed higher densities
and is important for providing a broad choice of housing types and
promoting walkability.

Syn: Townhouse

Detached House: Compact. This Building Type is a small

Multi-plex: Small. This Building Type is a medium structure that
consists of 3—6 side-by-side and/or stacked dwelling units, typically
with one shared entry or individual entries along the front. This
Type has the appearance of a medium-sized family home and is
appropriately scaled to fit sparingly within primarily single-family
neighborhoods or into medium-density neighborhoods. This Type
enables appropriately-scaled, well-designed higher densities and

is important for providing a broad choice of housing types and
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T3E Bl promoting walkability.
detached structure on a small lot that incorporates one unit. . P ; ; :
. . s . Lo . X X T4N.1 | T4N.2 Multi-plex: Large. This Building Type is a medium- to large-sized T3E T3N
le 'S typically Io.cated within a prlmarlly.smgle-fam!ly residential structure that consists of 7—18 side-by-side and/or stacked dwelling
neighborhood in a walkable urban setting, potentially near a T5MS || T5N.1 units, typically with one shared entry. This Type is appropriately

neighborhood main street. This Type enables appropriately-scaled,
well-designed higher densities and is important for providing a
broad choice of housing types and promoting walkability.
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Cottage Court. This Building Type consists of a series of small,
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scaled to fit in within medium-density neighborhoods or sparingly
within large lot predominantly single-family neighborhoods. This
Type enables appropriately-scaled, well-designed higher densities
and is important for providing a broad choice of housing types and
promoting walkability.
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dethachzd structLI:res., proYidiITg muItipI;a. unlits arr::‘nged to d(_erf:]ne TaN .2 Stacked Flats. This Building‘Type is a.mediu.m- to large-sized T3N
a shared court that is typically perp&.an icular to the street. Ihe structure that consists of multiple dwelling units accessed from TaN2
§hared court takes Fhe plice qf a plr'lvate re:;r Z'arflr and 't;'i(‘:o'rpes an a courtyard or series of courtyards. Each unit may have its own

important community-enhancing element of this Type. This Type is individual entry, or may share a common entry. This Type is LEL A
appropriately-scaled to fit within primarily single-family or medium- appropriately scaled to fit adjacent to neighborhood serving main TSE

density neighborhoods. It enables appropriately-scaled, well-designed
higher densities and is important for providing a broad choice of
housing types and promoting walkability.

Duplex. This Building Type is a small- to medium-sized structure
that consists of two side-by-side or stacked dwelling units, both
facing the street and within a single building massing. This Type

has the appearance of a medium to large single-family home

and is appropriately scaled to fit within primarily single-family
neighborhoods or medium-density neighborhoods. It enables
appropriately-scaled, well-designed higher densities and is important
for providing a broad choice of housing types and promoting
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streets and walkable urban neighborhoods. It enables appropriately-
scaled, well-designed higher densities and is important for providing a
broad choice of housing types and promoting walkability. This building
type may include a courtyard.

C

Live/Work. This Building Type is a small to medium-sized attached
or detached structure that consists of one dwelling unit above
and/or behind a flexible ground floor space that can be used for
residential, service, or retail uses. Both the ground-floor flex space
and the unit above are owned by one entity. This Type is typically
located within medium-density neighborhoods or in a location that
transitions from a neighborhood into a neighborhood main street. It
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walkability. is especially appropriate for incubating neighborhood-serving retail
and service uses and allowing neighborhood main streets to expand
Key Allowed Not Allowed as the market demands.
Key Allowed Not Allowed
1703-3-4 Public Review Draft: 9/21/12 City of Cincinnati Form-Based Code

City of Cincinnati Form-Based Code Public Review Draft: 9/21/12 1703-3-3
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Specific to Transect Zones

1703-2.70

T4 Neighborhood Small Footprint (T4N.2)

1703-2.70 T4 Neighborhood

Small Footprint (T4N.2)

T [Tz

To provide variety of urban
housing choices, in small-to-
medium footprint, medium-to-
high density building types, which
reinforce the walkable nature

of the neighborhood, support
neighborhood-serving retail and
service uses adjacent to this Zone,
and support public transportation
alternatives. The following are
generally appropriate form elements
in this Zone:

City of Cincinnati Form-Based Code

Detached or Attached

Narrow-to-Medium Lot Width

Small-to-Medium Footprint

Building at or Close to ROW

Small to No Side Setbacks

Up to 2/ Stories

Elevated Ground Floor

Primarily with Stoops and Porches

Public Review Draft: 9/21/12

T4N.2-Open Zone (T4N.2-O)

The open sub-zone provides the
same building form but allows for a
more diverse mix of uses.

General note: The drawing above is
intended to provide a brief overview
of this Transect Zone and is
illustrative only.

1703-2-23

A Range of Types are Allowed Within Each Zone |

C. Allowed Building Types
Lot

Building Type

Standards
Width ) Depth @

Carriage House

n/a n/a 1703-3.40

Detached House:

Compact

30" min.; 75' min.

50" max.

1703-3.60

Cottage Court

75' min.; 100" min. 1703-3.70

100" max.

Duplex

40' min.;

75' max.

100" min.  1703-3.80

Rowhouse

18' min.; 80' min. 1703-3.90

35' max.

Multi-Plex: Small

50' min.; 100" min.  1703-3.100

100' max.

Live/Work

18" min.; 80" min. 1703-3.130

35' max.

TRl g ™ol on mom wof™en
Responding to the Demand for Walkable Urban Living
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Must Regulate Form Differently for Each Building Type

Alley
T S A |
| |
| I S — |
| e EA R |
| N A |
| S :
| RN |
| N :3:3'&E :
\ clebea :
| SEPR !
| il |
| vagRdiN |
| VN TN !
i /N ﬁ W |
: |
| . |
Front Street Front Street

Key Key

—---— ROW/ Lot Line B Building ---— ROW/ Lot Line [ ] Frontage

----- Setback Line ----- Setback Line [-]] Private Open Space

B. Number of Units D. Allowed Frontage Types

Units per Building I max. Porch: Projecting 1703-4.50

Cottage Buildings per Lot 3 min.; 9 max. Stoop 1703-4.70

C. Building Size and Massing

E. Pedestrian Access

Height Main Entrance Location Front Street (C)
Main Body Width 20" min. ®
Width 32' max. @® Depth 20" min. E )
Depth 24' max. O Area 400 sf per unit min.
Secondary Wing(s) Required street setbacks and driveways shall not be
Width 24' max. included in the private open space area calculation.
Depth 12" max.
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Must Regulate Form Differently for Each Building Type
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Front Street Front Street

Key Key

—---— ROW/ Lot Line B Building ---— ROW/ Lot Line [ ] Frontage

----- Setback Line ----- Setback Line [-]] Private Open Space

B. Number of Units D. Allowed Frontage Types

Units per Building I max. Porch: Projecting 1703-4.50

Cottage Buildings per Lot 3 min.; 9 max. Stoop 1703-4.70

C Ruilding Size and Maccina E. Pedestrian Access

Main Entrance Location Front Street (C]

|42 stories max.

F. Common Open Space
Width 20' min.

®o

Width 32' max. ® Depth 20" min.

Depth 24' max. O Area 400 sf per unit min.
Secondary Wing(s) Required street setbacks and driveways shall not be
Width 24' max. included in the private open space area calculation.
Depth 12" max.
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Key Key

—---— ROW/ Lot Line B Building ---— ROW/ Lot Line [ ] Frontage

----- Setback Line ----- Setback Line [-]] Private Open Space

B. Number of Units D. Allowed Frontage Types

Units per Building I max. Porch: Projecting 1703-4.50

Cottage Buildings per Lot 3 min.; 9 max. Stoop 1703-4.70

C. Building Size and Massing E. Pedestrian Access

Height Main Entrance Location Front Street (C)

F. Common Open Space

Width 20' min.

Depth 20' min.

Area 400 sf per unit min.

®o

Required street setbacks and driveways shall not be

included in the private open space area calculation.

B ey ::::;::::l.u..:' e B

Responding to the Demand for Walkable Urban Liing

© 2016 Opticos Design,Inc. | 60



®

Zoning Tips for Missing Middle Housing
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
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|. Directly allow building types
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3. Do not cap density
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Zoning Tips for Missing Middle Housing

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density

B. Do not treat all unit sizes equally
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Zoning Tips for Missing Middle Housing

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. Allow more smaller units inside same building form
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. Allow more smaller units inside same building form
2. Require less off-street parking for smaller units
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. Allow more smaller units inside same building form
2. Require less off-street parking for smaller units
3. Adjust impact fees for smaller units
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. 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
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. 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
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Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. 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

© 2016 Opticos Design,Inc. | 61




Zoning Tips for Missing Middle Housing

®

A. Enable small footprint density
|. Directly allow building types
2. Regulate max. building footprint
3. Do not cap density
B. Do not treat all unit sizes equally
|. 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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Enable Missing Middle Housing
In Your Comprehensive Plans

®

Set up the system to allow appropriate zoning tools
for walkable areas



Important to Have Different Rules for Different Contexts |
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|dentify Context Type in Your Comprehensive Plan

Legend

Il Neighborhood Centers

Urban Center*

Neighborhood
Center

Urban Neighborhood*
[ Traditional Neighborhood*

Springfeld Twp

Compact Walkable Half Mile

Cincinnati Municipal Boundary
River

*Neighborhood Centers
are classified as they are currently,

not as the community may envision
them in the future.
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© 2016 Opticos Design, Inc. | 64



Then Create Regulations Based on Context Type

General Education

Community workshops, basemapping, photodocumentation

4

Community Character Documentation

Study each area to classify as one of these place types (see Section P.060 for full description of place types):

Walkable Transitional Auto-Oriented
Urban Suburban
- - General Plan directs = General Plan directs -
- - Transition to v Transition to -
- -‘IIIIIIIIIIIIIIIII -
: - Walkable Urban Auto-Oriented Suburban -
5 Code Writing and Review: =
— Prepare zone standards based on designated place type: =
Form-based Standards Use-based Standards
See Chapter 3.20 See Chapter 3.30
ﬂ CErTn G © 2016 Opticos Design, Inc. | 65
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Then Create Regulations Based on Context Type

General Education

Community workshops, basemapping, photodocumentation

4

Community Character Documentation

Study each area to classify as one of these place types (see Section P.060 for full description of place types):

Walkable Transitional Auto-Oriented
Urban Suburban

: General Plan directs General Plan directs :
: Transition to Transition to
E Walkable Urban Auto-Oriented Suburban
:
-
= Codd Writing and Review:
— Prepare zone ftandards based on designated place type:
v
Form-based Standards Use-based Standards
See Chapter 3.20 See Chapter 3.30
ﬂlll mom m S X .
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Other Tools to Promote Missing
Middle Housing

®




Austin, TX: Integral Part of Land Development Code

Chapter 3: Content-Specific Findings

AUSTIN, TEXAS

LAND DEVELOPMENT CODE DIAGNOSIS

Existing Lot LDC Regulations
Public Draft: May 5, 2014 Zoned SF-3 SF-3 Zoning District MF Zoning Districts

7,865 sf 5,750 square feet min., 8,000 square feet min.
50 foot width min. (all MF zoning districts)

CODE Q NEXT Density 22 du/a 7.5-11 du/a 23 du/a in MF-2 and higher

SHAPING THE AUSTIN WE IMAGINE

Other limiting regulations:

MF Zoning districts allow 40 — 60 feet in building height, discouraging one- to three-story buildings.

46 | LAND DEVELOPMENT CODE DIAGNOSIS
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MiPlace: Michigan Statewide Economic Dev'’t. Strategy
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Cond
uct a Target Market Analysis

Maximum

ghare of

and/or duplexes:

g — Opticos Desigh,

Inc.

Annually proactive Aggressive
Thru 2013 gcenario gcenario gcenario Total
TENURE
Renter Units 5 43 113 62%
owner Units 9 33 68 38%
Total Units 14 76 181 100%
UNIT MIX
Mid-Rise - A8 115 64%
Flex Mixed-Use 14 33 18%
Main Street Mix -~ 14 33 18%
Total Units 76 181 100%
Note: The allocation by product mix assumes that 100% of the unit
City of Lansing’s downtown core. \f some units are shifted to surroun
then alternatives may include stacked flats, multiplexes, row houses,
T6 — Opticos Design, In¢-

Res, ] :
ponding to the .'.lemandfm ]
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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 diversity 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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New Online Resource

®

www.missingmiddlehousing.com
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Resources for Form-Based Codes

Form-Based Codes

A Guide for Planners, Urban Designers,
Municipalities, and Developers

Daniel G. Parolek, AIA e Karen Parolek e Paul C. Crawford, FAICP
Forewords by Elizabeth Plater-Zyberk and Stefanos Polyzoides

SSIN v
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Time to Sharpen Our Planning and Regulatory Tools @
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Document Missing Middle Housing Types in Your Community

Duplex/
Fourplex

Live-Work

Commercial
Block

Mansion
Apartment
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“Its time to
rethink and
evolve,
reinvent and
renew.’

~What's Next,
Urban Land Institute

| Karen.ParoIek OFTICOS
karen.parolek@opticosdesign.com



