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Today’s Presentation and Discussion
1. What is Missing Middle Housing?

2. Why is it Needed?

3. What are the barriers and key Best Practices? 

4. Where/How to begin?

5. Your questions and discussion
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SECTION

1What is
Missing Middle Housing?

House-scale buildings with 
multiple units 

in walkable neighborhoods



Why do we call it missing?
Over the last 75 years, two primary 
choices have been offered:

• Single-family houses,

• Mid-rise and high-rise apartments

And more recently:

• Townhouses
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Single-Family House Mid-rise and 
high-rise apartments

Townhouses



We once knew how to deliver these types

4 units 4 units 4 units

Each type was made to fit on existing lots
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The palette of Missing Middle Housing types

Smaller buildings, fewer units Larger buildings, more units

“Upper Missing Middle”



Duplex: Side-by-Side

Typical Lot Size Density

55’ x 100’ 16 du/acre

55’ x 150’ 10.6 du/acre

50’ x 100’ 17.4 du/acre

Resultant Density:
11 to 17 per acre



Duplex: Stacked

Typical Lot Size Density

50’ x 130’ 13 du/acre

50’ x 100’ 17.4 du/acre

35’ x 100’ (w/alley) 25 du/acre

Resultant Density:
13 to 25 per acre



Cottage Court (Bungalow Court)

Typical Lot Size Density

110 x 205 
(10 cottages)

19 du/acre

110 x 205
(8 cottages)

15 du/acre

Resultant Density:
15 to 19 per acre

Photo source: Google Street Views



Triplex / Fourplex

Typical Lot Size Density

50’ x 140’
(4 units)

25 du/acre

50’ x 120’
(4 units)

29 du/acre

60’ x 120’
(4 units)

24 du/acre

Resultant Density:
24 to 29 per acre



Multiplex Medium (Mansion)

Typical Lot Size Density

85’ x 115’
(5 units)

22 du/acre

85’ x 115’
(6 units)

27 du/acre

Resultant Density:
22 to 27 per acre



Courtyard (Neighborhood Courtyard)

Typical Lot Size Density

157’ x 167’
(20 units)

33.2 du/acre

150’ x 150’
(20 units)

38.8 du/acre

150’ x 150’
(15 units)

29 du/acre

Resultant Density:
29 to 38.8 per acre



Courtyard (Neighborhood Courtyard)

Moule & Polyzoides Architects and Urbanists



Townhouse

Typical Lot Size Density

120’’ x 150’
(6 townhouses)

14.6du/acre

90’ x 150’
6 townhouses)

19.3 du/acre

Resultant Density:
14.6 to 19.3 per acre



Typical Lot Size Density

60’ x 150’
(12 units)

57 du/acre (alley)

70’ x 150’
(12 units)

50 du/acre (no alley)

Resultant Density:
50 to 57 per acre

Multiplex Large (Mansion)



Riverhouse Cottage Court
Location: Healdsburg, California
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Pocket Neighborhood: A group of detached, House-Scale 
Buildings each containing one to four units, arranged to 
define a shared open space. 



2021 Opticos Design, Inc. 

Cloverdale Cottages
Location: Seattle, WA
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West Village
Location: Florence, AL



Daybreak Mews Homes™
Location: South Jordan, UT



Extra Small footprint. Simple building form

Delivered at price points that builders could not hit with previous homes 



2021 Opticos Design, Inc. 

New Neighborhoods 
Location: Papillion, Nebraska
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Shifting household demographics

© 2022 Opticos Design, Inc. 

Today, 30% of 
US households are single 

persons

By 2030
1 in 5 Americans will 

be 65+

By 2025 75-85% of American 
households will not have children

Communities are exploring other housing types to match these demographic shifts

Sources: US Census, 2020, 
www.brookings.edu



Photo source: Google Street Views

In 2017, 31% of US households 
were housing cost-burdened
~American Housing Survey

A household is considered house-burdened if 
spending more than 30% of its household 
income on housing. 

If spending more than 50%, it is considered 
“severely cost-burdened”.

Promoting housing attainability and 
homeownership opportunities



SECTIONWhat are the barriers to 
MMH?

and Key Best Practices
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Primary Barriers to MMH
• Lack of clarity on intended building scale; 

lack of dimensional regulations 

• Allowed density ranges are too low 

• Housing types stated as allowed but 
prevented by other standards

• Min. parking too high for smaller infill lots

• Min. lot area requirement prevents infill on 
smaller, existing lots



Be clear what scale of multi-family housing is 
intended

House-Scale buildings? Block-Scale buildings?or

6 units in this building

24 units in this building



Regulating maximum allowed density isn’t 
helpful

Density = 30 units per acre Density = 29 units per acre

49 units in this building 5 units in this building

Photo source: Google Street Views



Coordinate parking with existing lot sizes and 
context

Required parking fits on same 
lot as building

Existing buildings demolished to 
meet parking requirement

Photo source: Google Street Views Photo source: Google Street Views



Focus on Minimum Lot Width, not Lot Area

50
ft wide

16
0

ft d
eep

8,000
Sq ft 

required

Typical Approach: Lot Area

50
ft wide

10
0 ft d

eep

5,000 sq 
ft is 

enough

MMH Approach: Lot Width



Distinguish between standards for MMH 
and larger developments

8 to 10 feet wide20 plus feet wide

2020
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Conventional Apartment Project Missing Middle Housing



Zoning for Missing Middle Housing 32

Distinguish between typical apartment 
development and 3 to 4 story/Large MMH

Max. width Max. depth

Large Missing MiddleConventional Apartment Project

width



SECTIONWhere/How to Begin?
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It’s part of walkable environments

4 units 1 unit 2 units



AARP is a leading 
proponent of MMH

Other local non-profits 
(United Way, AIA, APA)

Build community group alliances

2021 Opticos Design, Inc. 



What is the need?

Who is it serving?

Reducing the fear =  Reducing 
the pushback

Advocacy and Feedback
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Two general areas: 

1) Walkable Places: Ideally, 
the parcels within short 
walking distance of 
services, food, shopping, 
or transit

2) Alternatively, areas within 
short walking distance of 
other amenities: parks and 
schools

What can I walk or bike to?



Lot testing of existing zoning vs MMH
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Compliant w Existing Zoning Non-Compliant w Existing Zoning
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Test potential changes through Test Fits



Tests for future zoning 
changes

Partner with incentivized 
land owner

Pilot projects
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Conover Commons: 
Redmond, WA



Corridors with too much commercial



Corridors with too much commercial



Coordinate existing lots with buildings



Make tweaks or big changes to your zoning 
to fully enable MMH

3.050 T4 Neighborhood.Medium (T4N.M)

General note: the illustration above is intended to provide a brief overview of the zone and are descriptive in nature.

2. Sub-Zone(s)

T4N.M-Open. The open sub-zone 
allows additional building and frontage 
types within the same form and 
character of the T4N.M zone.

1. Intent

A walkable neighborhood environment with medium footprint, moderate-intensity 
housing choices, supporting and within short walking distance of neighborhood-
serving retail and services. 

The following are allowed form elements in the zone.

House-Scale Buildings Small Multiplexes, Townhouses, 

Courtyards, Pocket Neighborhoods, 

and Large Multiplexes

Primarily Detached Buildings

Small-to-Medium Building Footprint

Small-to-Medium Front Setbacks 

Small-to-Medium Side Setbacks Porch Projecting, Porch Engaged, 

Dooryard, Stoop, and Common Entry 

Frontage Types

Up to 3 Stories

21April Edition, 2023 Adoption Hearing Draft | City of Campbell Multi-Family Development & Design Standards

5.130 Multiplex Large

Multiplex Large, Example 1

Multiplex Large, Example 2

Multiplex Large, Example 3

1. Description

A medium-to-large-sized, detached building that consists 
of multiple stacked units, typically with one shared entry. 
The	type	is	scaled	to	fit	within	moderate-	to	high-intensity	
neighborhoods.

2. Number of Units

T4N.L

Units per Building In compliance with Section 
5.130.3 (Building Size and 
Massing)

Buildings per Design Site 1 max.

General Note: Photos on this page are illustrative, not regulatory.

Specific	to	Building	Types

80 April Edition, 2023Adoption Hearing Draft | City of Campbell Multi-Family Development & Design Standards

5.130: Multiplex Large



Regional Toolkit of Objective Standards
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Figure 5 VISION 2050 Regional Geographies

Puget Sound, WA: 
3 Counties, 82 cities

San Francisco Bay Area, CA: 
9 Counties, 107 cities

Marin County, CA: 
1 County, 11 cities



Discussion


