
Introducing New Density to the 
Neighborhood (S427) 

APA National Planning Conference 

Saturday, April 13, 2013 

Renaissance Planning Group for the Town of Blacksburg, Virginia 





 

 

Lisa Nisenson 
Nisenson Consulting 
 

 

 

 

 

Daniel Parolek, AIA 
Opticos Design 
 

 

 

 

 

Gregory Tung 
Freedman Tung + Sasaki 



Missing Middle Housing: 
Responding to the Demand for 
Walkable Urban Living 

Daniel Parolek

Principal, Opticos Design, Inc.

dan@opticosdesign.com

S427: Introducing New Density 
to the Neighborhood

National APA Conference
Chicago, IL
April 13, 2013

1

Missing Middle Housing: Responding to 
the Demand for Walkable Urban Living

By Daniel Parolek
The mismatch between current US housing stock and shifting 
demographics, combined with the growing demand for walkalble 
urban living, has been poignantly defined by recent research 
and publications by the likes of Christopher Nelson and Chris 
Leinberger and most recently by the Urban Land Institute’s 
publication, What’s Next: Real Estate in the New Economy. Now 
it is time to stop talking about the problem and start generating 
immediate solutions! Are you ready to be part of the solution?

Unfortunately, the solution is not as simple as adding more multi-
family housing stock using the dated models/types of housing that 
we have been building.  Rather, we need a complete paradigm shift 
in the way that we design, locate, regulate, and develop homes. As 
What’s Next states, “it’s a time to rethink and evolve, reinvent and 
renew.” Missing Middle housing types, such as duplexes, fourplexes, 
bungalow courts, mansion apartments, and live-work units, are a 
critical part of the solution and should be a part of every architect’s, 
planner’s, real estate agent’s, and developer’s arsenal.

Diagram of missing middle housing types illustrating the range of types and their location between single-family homes and mid-rise buildings

Well-designed, simple Missing Middle housing types achieve 
medium-density yields and provide high-quality, marketable 
options between the scales of single-family homes and mid-rise flats 
for walkable urban living. They are designed to meet the specific 
needs of shifting demographics and the new market demand and 
are a key component to a diverse neighborhood. They are classified 
as “missing” because very few of these housing types have been 
built since the early 1940’s due to regulatory constraints, the shift to 
auto-dependent patterns of development, and the incentivization of 
single-family home ownership.

The following are defining characteristics of Missing Middle housing:

A walkable context

Probably the most important characteristic of these types of housing is 
that they need to be built within an existing or newly created walkable 
urban context.  Buyers or renters of these housing types are choosing to 
trade larger suburban housing for less space, no yard to maintain, and 
proximity to services and amenities such as restaurants, bars, markets, 
and often work. Linda Pruitt of the Cottage Company, who is building 
creative bungalow courts in the Seattle area, says the first thing her 
potential customers ask is, “What can I walk to?” So this criteria 
becomes very important in her selection of lots and project areas, as is it 
for all Missing Middle housing. 

Medium density but lower perceived densities. As a starting point, 
these building types typically range in density from 16 dwelling 
units/acre (du/acre) to up to 35 du/acre, depending on the building 
type and lot size. It is important not to get too caught up in the 
density numbers when thinking about these types. Due to the small 
footprint of the building types and the fact that they are usually 
mixed with a variety of building types, even on an individual block, 
the perceived density is usually quite lower–they do not look like 
dense buildings. 

A combination of these types gets a neighborhood to a minimum 
average of 16 du/acre. This is important because this is generally 
used as a threshold at which an environment becomes transit-
supportive and main streets with neighborhood-serving, walkable 
retail and services become viable.  

Small footprint and blended densities: As mentioned above, a common 
characteristic of these housing types are small- to medium-sized 
building footprints. The largest of these types, the mansion apartment 
or side-by-side duplex, may have a typical main body width of about 
40-50ft, which is very comparable to a large estate home. This makes 
them ideal for urban infill, even in older neighborhoods that were 
originally developed as single-family but have been designated to evolve 
with slightly higher intensities. As a good example, a courtyard housing 
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Diverse Housing is Illegal in Most Cities!
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1 Why Is This so Important for Your 
Community?
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Responding to the Demand for Walkable Urban Living
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Responding to the Demand for Walkable Urban Living

1. Current demand for small lot 

and attached housing exceeds 

the current supply by 35 million 

units (C. Nelson).

2. 30-40% of buyers want to live in 

walkable urban places and only 

5-10% is being provided in any 

given market (C. Leinberger).

3. By 2025, 75-85% of households 

will not have children.
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Responding to the shift in household demographics
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2 Defining Missing Middle Housing
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Small Footprint, High-Quality Density

6



Missing MIddle Housing © 2012 Opticos Design, Inc.  |

Scale Between Single Family Housing and Stacked Flats
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for walkable urban living. They are designed to meet the specific 
needs of shifting demographics and the new market demand and 
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as “missing” because very few of these housing types have been 
built since the early 1940’s due to regulatory constraints, the shift to 
auto-dependent patterns of development, and the incentivization of 
single-family home ownership.
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that they need to be built within an existing or newly created walkable 
urban context.  Buyers or renters of these housing types are choosing to 
trade larger suburban housing for less space, no yard to maintain, and 
proximity to services and amenities such as restaurants, bars, markets, 
and often work. Linda Pruitt of the Cottage Company, who is building 
creative bungalow courts in the Seattle area, says the first thing her 
potential customers ask is, “What can I walk to?” So this criteria 
becomes very important in her selection of lots and project areas, as is it 
for all Missing Middle housing. 

Medium density but lower perceived densities. As a starting point, 
these building types typically range in density from 16 dwelling 
units/acre (du/acre) to up to 35 du/acre, depending on the building 
type and lot size. It is important not to get too caught up in the 
density numbers when thinking about these types. Due to the small 
footprint of the building types and the fact that they are usually 
mixed with a variety of building types, even on an individual block, 
the perceived density is usually quite lower–they do not look like 
dense buildings. 

A combination of these types gets a neighborhood to a minimum 
average of 16 du/acre. This is important because this is generally 
used as a threshold at which an environment becomes transit-
supportive and main streets with neighborhood-serving, walkable 
retail and services become viable.  

Small footprint and blended densities: As mentioned above, a common 
characteristic of these housing types are small- to medium-sized 
building footprints. The largest of these types, the mansion apartment 
or side-by-side duplex, may have a typical main body width of about 
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The “Missing Middle” Building Types

Mansion Apartment: 6-8 units Duplex

Bungalow CourtsFourplex



Townhouses
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 “ The Missing Middle:” New Orleans, LA

Duplex

Small Lot, Small Unit Single FamilyFourplex
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 “ The Missing Middle:” Duluth, MN

Fourplex

DuplexRowhouses
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Mansion Apartment



Four/Sixplexes
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Typical Lot 
Size

Density (4 units/lot) Density (6 units/lot)

75’ x 125’ 18 DU/Acre 27 DU/Acre

60’ x 125’ 24 DU/Acre 35 DU/Acre

60’ x 100’ 28 DU/Acre NA
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Fourplex
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Characteristics of Missing Middle  Housing
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1. Set in a Walkable Urban Context
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Typical Lot 
Size

Density (4 units/lot) Density (6 units/lot)

75’ x 125’ 18 DU/Acre 27 DU/Acre

60’ x 125’ 24 DU/Acre 35 DU/Acre

60’ x 100’ 28 DU/Acre NA



Townhouse
18 du/acre

Single Family
9-13 du/acre

Courtyard
30 du/acre

Mews House
15 du/acre

2. Small Footprint, Blended Densities
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Podded, Isolated Densities are Products of Zoning
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3. Lower Perceived Density (This is 24 du/acre)
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Duplexes: Stacked
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Typical Lot Size Density

60’ x 125’ 12 DU/Acre

60’ x 100’ 14 DU/Acre
55’ x 85’ 19 DU/Acre
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Bungalow Courts
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Typical Lot Sizes Density (5 units/lot) Density (6 units/lot)

100’ x 125’ 17 DU/Acre 20 DU/Acre

100’ x 100’ 22 DU/Acre 26 DU/Acre
80’ x 100’ 25 DU/Acre 33 DU/Acre



4. Well-Designed Smaller Units
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5. Off-Street Parking Does Not Drive the Site Plan
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95’

Insert two 
newoptions here

195’



6. Simple Construction: Easier to Finance
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55 Feet 

28 Feet 

Street 

Alley 



7. They Create Community
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Typical Lot Sizes Density (5 units/lot) Density (6 units/lot)

100’ x 125’ 17 DU/Acre 20 DU/Acre

100’ x 100’ 22 DU/Acre 26 DU/Acre
80’ x 100’ 25 DU/Acre 33 DU/Acre
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Private Space is Exchanged for Community Space
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8. They Are Marketable
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Typical Lot 
Size

Density (8 units/lot) Density (10 units/lot)

100’ x 125’ 28 DU/Acre 35 DU/Acre

85’ x 125’ 33 DU/Acre 41 DU/Acre

80’ x 85’ 51 DU/Acre NA



4 Utilizing Missing Middle Housing in 
Revitalization Strategies

3

Case Studies from Across the Country
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Live-Work: 3 Potential Streams of Income
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South Main, Buena Vista, CO



Mesa, Arizona Downtown Neighborhood Infill
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95’ 195’

Units Density

9 22 DU/Acre
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Can Help Achieve Affordable Housing & Diversity Goals

20 dwelling units/acre

Richmond Livable Corridors: Richmond, CAOnly $23,000 Household Income Needed to Qualify



3 Regulating for High-Quality Infill

3

Form-Based Approach to Zoning
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Existing Community Context: Intent is to Maintain

31

Livermore, CA Development Code Update: Driehaus Form-Based Code Winner
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Illustrating What is Allowed by the Existing Code
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Livermore, CA Development Code Update: Driehaus Form-Based Code Winner
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Writing a Code to Ensure a Happier Ending to the Story
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Livermore, CA Development Code Update: Driehaus Form-Based Code Winner
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Within Density-Based System: Intent Becomes Unclear

2-22-060

(Revised 4/07) 2-18

3. Open space at grade less than 10 feet in its
minimum dimension.

4. Patios, balconies, or decks less than seven
feet in their minimum dimension.

B. Maintenance of Open Areas. Open areas,
exclusive of required off-street parking area and
developed recreation areas, shall be permanently
maintained as landscaped and/or developed com-
mon or private recreation areas with paving not to
exceed 20 percent of such open area. (Ord. 442
§ 7A.68)

2-22-060 District regulations, other.
Regulations for permitted uses other than sin-

gle-family, duplex, and multiple-family dwelling
units shall be as set forth in this section or in LPZC
Part 3. (Ord. 442 § 7A.70)

2-22-070 Site plan approval.
Site plan approval, as regulated by Chapter 4-10

LPZC, is required for each residential development
of four or more units, where such development is
not regulated by Government Code Section 66400.
(Ord. 442 § 7A.71)

2-22-080 Exceptions to site requirements.
A. Single-Family Dwellings. Shall conform to

the RL-5-0 zoning district regulations.
B. Accessory buildings, when located on the

rear one-half of a lot and 10 feet from any main
structure existing or under construction on any
adjacent property, may be erected on an interior
property line or not less than three feet from an
interior property line.

C. Where the natural grade of a lot within the
required front yard has an average slope, normal to
the front lot line at every point along said line, of
such a degree or percent of slope that it is not prac-
tical to provide a driveway with a grade of 12 per-
cent or less to required off-street parking area in
conformance with the requirements of this code,
required off-street parking may be located within
required street frontage yards, but in no case closer
than six feet to the property line.

D. LPZC 2-22-040(C) shall not apply in the
case of garages facing a street, which in all cases
shall be set back 20 feet. (Ord. 442 §§ 7A.80 �–
7A.84)

Chapter 2-25

RG �– SUBURBAN MULTIPLE 
RESIDENTIAL DISTRICT

Sections:
2-25-010 Purpose.
2-25-020 Uses permitted.
2-25-030 Minimum area required per dwelling 

unit.
2-25-040 Additional dwelling units permitted.
2-25-050 Lot and lot development requirements.
2-25-060 Sloping driveways.
2-25-070 Maintenance of open areas.
2-25-080 District regulations, other.
2-25-090 Site plan approval.
2-25-100 Single-family dwellings.

2-25-010 Purpose.
The purpose of the RG district is to provide

areas for the location of low density, multiple-fam-
ily residential dwellings and to establish regula-
tions for their development. It is intended that the
district be used in higher density areas designated
in the general plan or in other areas when found to
be necessary or desirable to achieve good neigh-
borhood design and for purposes of stabilizing land
use. In order to provide the city the opportunity to
vary multiple residential density, the RG district is
subdivided into the RG-16, RG-14, RG-12, and
RG-10 zoning districts. (Ord. 649 § 17, 1968; Ord.
442 § 8.10)

2-25-020 Uses permitted.
The following uses are permitted, subject to

approval of a zoning use permit, and conformance
to applicable regulations stated below, in LPZC
Part 3, and elsewhere in the zoning code:

A. Single-family dwelling units, group single-
family dwelling units, duplex dwelling units, and
multiple-family dwelling units.

B. Rooming and/or boarding of not more than
two persons.

C. Public and quasi-public uses related to the
district and mortuaries, both subject to approval of
a conditional use permit; home occupations (LPZC
1-10-330 and 3-10-180); off-street parking lots
related to any permitted use; and nursery schools
and day care centers as provided by LPZC 3-10-
330.

D. Signs (Chapter 3-45 LPZC) and tract sales
office and model homes (LPZC 3-10-320).

2-22-060

(Revised 4/07) 2-18
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Regulations for permitted uses other than sin-
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of four or more units, where such development is
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(Ord. 442 § 7A.71)
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tical to provide a driveway with a grade of 12 per-
cent or less to required off-street parking area in
conformance with the requirements of this code,
required off-street parking may be located within
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case of garages facing a street, which in all cases
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Sections:
2-25-010 Purpose.
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2-25-040 Additional dwelling units permitted.
2-25-050 Lot and lot development requirements.
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2-25-080 District regulations, other.
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2-25-100 Single-family dwellings.

2-25-010 Purpose.
The purpose of the RG district is to provide

areas for the location of low density, multiple-fam-
ily residential dwellings and to establish regula-
tions for their development. It is intended that the
district be used in higher density areas designated
in the general plan or in other areas when found to
be necessary or desirable to achieve good neigh-
borhood design and for purposes of stabilizing land
use. In order to provide the city the opportunity to
vary multiple residential density, the RG district is
subdivided into the RG-16, RG-14, RG-12, and
RG-10 zoning districts. (Ord. 649 § 17, 1968; Ord.
442 § 8.10)

2-25-020 Uses permitted.
The following uses are permitted, subject to

approval of a zoning use permit, and conformance
to applicable regulations stated below, in LPZC
Part 3, and elsewhere in the zoning code:

A. Single-family dwelling units, group single-
family dwelling units, duplex dwelling units, and
multiple-family dwelling units.

B. Rooming and/or boarding of not more than
two persons.

C. Public and quasi-public uses related to the
district and mortuaries, both subject to approval of
a conditional use permit; home occupations (LPZC
1-10-330 and 3-10-180); off-street parking lots
related to any permitted use; and nursery schools
and day care centers as provided by LPZC 3-10-
330.

D. Signs (Chapter 3-45 LPZC) and tract sales
office and model homes (LPZC 3-10-320).

“Purpose..is to provide areas for 

the location of low density, 

multiple-family residential 

dwellings..It is the intent that the 

district be used in the higher 

density areas designated in the 

general plan..”

City of Livermore, Ca Development Code

34
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Basing Zones on Form not Uses: Protecting the Character
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T5 Flex (T5F)

Small Footprint Urban Neighborhood  Zone

Cincinnati Form-Based Code
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Building Type As a Primary Component of a Code

Chapter 1703 Form-Based Code
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Table 1703-3.30.A: Building Types General (continued)

Building Type Transect Zones

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

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C     

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 !t 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 
promoting walkability. 

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C    

Multi-plex: Large. This Building Type is a medium- to large-sized 
structure that consists of 7–18 side-by-side and/or stacked dwelling 
units, typically with one shared entry. This Type is appropriately 
scaled to !t 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.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C       

 Stacked Flats. This Building Type is a medium- to large-sized 
structure that consists of multiple dwelling units accessed from 
a courtyard or series of courtyards. Each unit may have its own 
individual entry, or may share a common entry. This Type is 
appropriately scaled to !t adjacent to neighborhood serving main 
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.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C     

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 "exible ground "oor space that can be used for 
residential, service, or retail uses. Both the ground-"oor "ex 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 
is especially appropriate for incubating neighborhood-serving retail 
and service uses and allowing neighborhood main streets to expand 
as the market demands.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C      

Key T# Allowed T#  Not Allowed
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Building Type Overview

Table 1703-3.30.A: Building Types General

Building Type Transect Zones

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 of!ce 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.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C       

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.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C      

Detached House: Compact. This Building Type is a small 
detached structure on a small 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. This Type enables appropriately-scaled, 
well-designed higher densities and is important for providing a 
broad choice of housing types and promoting walkability. 

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C       

Cottage Court. This Building Type consists of a series of small, 
detached structures, providing multiple units arranged to de!ne 
a shared court that is typically perpendicular to the street. The 
shared court takes the place of a private rear yard and becomes an 
important community-enhancing element of this Type. This Type is 
appropriately-scaled to !t within primarily single-family 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 walkability.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C      

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 !t 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 
walkability.

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  
T5N.2  T5F  
T6C     

Key T# Allowed T#  Not Allowed

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

1703-3.30



T4 Neighborhood Small Footprint (T4N.2)

A. Intent

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:

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 

1703-2.70 T4 Neighborhood Small Footprint (T4N.2)

B. Sub-Zone(s)

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.

1703-2-23City of Cincinnati Form-Based Code Public Review Draft: 9/21/12

1703-2.70

D. Building form

Height

Main Building

Stories 2! stories max.

To Eave/Parapet 24' max.

Overall 35' max.

Accessory Structure(s)

Accessory Dwellings 2 stories max.

Other 1 story max.

Ground Floor Finish Level 

above Sidewalk

18" min.

Ground Floor Ceiling

Service or Retail 12' min.

Upper Floor(s) Ceiling 8' min.

Ground "oor lobbies and common areas in multi-unit 

buildings may have a 0" to 6" ground "oor #nish level.

Footprint

Depth, Ground-Floor Space 24' min.

Accessory Structure(s)

Width 24' max.

Depth 32' max.

Miscellaneous

Loading docks, overhead doors, and other service 

entries shall be screened and not be located on primary 

street facades.

C

D

E

F

G

H

B

ROW / Lot Line

Key 

C. Allowed Building Types

Building Type
Lot

Standards
Width Depth

Carriage House n/a n/a 1703-3.40

Detached House: 

Compact

30' min.;  

50' max.

75' min. 1703-3.60

Cottage Court 75' min.;  

100' max.

100' min. 1703-3.70

Duplex 40' min.;  

75' max.

100' min. 1703-3.80

Rowhouse 18' min.;  

35' max.

80' min. 1703-3.90

Multi-Plex: Small 50' min.;  

100' max.

100' min. 1703-3.100

Live/Work 18' min.;  

35' max.

80' min. 1703-3.130

A B

A AA

ROW / Lot Line

Key 

Si
de
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tr
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t

Street

H

F

ROW Line Street

G

C D

E
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Keyed to Building Form Standards
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Supplemental Form Standards for Each Building Type



1703-3.90 Rowhouse

A. Description

The Rowhouse 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

T3E  T3N  
T4N.1  T4N.2   
T5MS  T5N.1  T5N.2  T5F  
T6C   

Key

T# Allowed       T#  Not Allowed

Rowhouses with covered stoops acting as a single building

A row of minimally-detached three-bay Rowhouses

Classically detailed brick Rowhouses are stepped down a steep sidewalk.

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

1703-3-16 City of Cincinnati Form-Based CodePublic Review Draft: 9/21/12

1703-3.90

B. Number of Units

Units per Rowhouse 1 per !oor max.

Rowhouses per Lot 1 max.

Rowhouses per run 2 min.; 8 max.

C. Building Size and Massing

Height

Per transect zone standards in Section 1703-2 (Speci"c 

to Transect Zones).

Main Body

Width per Rowhouse 18' min.; 36' max.

The footprint area of an accessory structure may not 

exceed the footprint area of the main body of the 

building.

A

D. Allowed Frontage Types

Porch: Engaged 1703-4.60

Porch: Projecting 1703-4.50

Stoop 1703-4.70

E. Pedestrian Access

Main Entrance Location Front street

Each unit shall have an individual entry facing a street.

F. Private Open Space

Width 8' per unit min.

Depth 8' per unit min.

Area 100 sf min.

Required street setbacks and driveways shall not be 

included in the private open space area calculation.

Required private open space shall be located behind the 

main body of the building.

B

C

D

Front Street Front Street

Alley Alley

Si
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DD

B B B

C C

A A A

ROW / Lot Line

Setback Line

Frontage

Private Open Space

Key   

ROW / Lot Line

Shared Lot Line1 

Setback Line

Building

Key 

1Rowhouses may have a shared Lot Line.
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1703-3.90

Rowhouse
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Supplemental Form Standards for Each Building Type



5 Conclusion

3

Responding to the Demand for Walkable Urban Living 
in Your Community

40
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Don’t Forget About Multi-Generational Housing

Main Unit

Street Fronting 
Porch

Unit 2

Unit 3
(Above Garage)

Garage

Shared Courtyard

Flex Space: 
Parking/

Courtyard

Multi-Generational House
Opticos Design, Inc.

© Opticos Design, Inc. 2012
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“Its time to rethink and evolve, reinvent and renew.”
Whatʼs Next-Urban Land Institute
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The Market is 

Waiting. Will 

You Respond?
dan@opticosdesign.com
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Missing Middle Article

http://www.smartgrowth.org/
nationalconversation/papers/

Missing Middle Housing: Responding to 
the Demand for Walkable Urban Living

By Daniel Parolek
The mismatch between current US housing stock and shifting 
demographics, combined with the growing demand for walkalble 
urban living, has been poignantly defined by recent research 
and publications by the likes of Christopher Nelson and Chris 
Leinberger and most recently by the Urban Land Institute’s 
publication, What’s Next: Real Estate in the New Economy. Now 
it is time to stop talking about the problem and start generating 
immediate solutions! Are you ready to be part of the solution?

Unfortunately, the solution is not as simple as adding more multi-
family housing stock using the dated models/types of housing that 
we have been building.  Rather, we need a complete paradigm shift 
in the way that we design, locate, regulate, and develop homes. As 
What’s Next states, “it’s a time to rethink and evolve, reinvent and 
renew.” Missing Middle housing types, such as duplexes, fourplexes, 
bungalow courts, mansion apartments, and live-work units, are a 
critical part of the solution and should be a part of every architect’s, 
planner’s, real estate agent’s, and developer’s arsenal.

Diagram of missing middle housing types illustrating the range of types and their location between single-family homes and mid-rise buildings

Well-designed, simple Missing Middle housing types achieve 
medium-density yields and provide high-quality, marketable 
options between the scales of single-family homes and mid-rise flats 
for walkable urban living. They are designed to meet the specific 
needs of shifting demographics and the new market demand and 
are a key component to a diverse neighborhood. They are classified 
as “missing” because very few of these housing types have been 
built since the early 1940’s due to regulatory constraints, the shift to 
auto-dependent patterns of development, and the incentivization of 
single-family home ownership.

The following are defining characteristics of Missing Middle housing:

A walkable context

Probably the most important characteristic of these types of housing is 
that they need to be built within an existing or newly created walkable 
urban context.  Buyers or renters of these housing types are choosing to 
trade larger suburban housing for less space, no yard to maintain, and 
proximity to services and amenities such as restaurants, bars, markets, 
and often work. Linda Pruitt of the Cottage Company, who is building 
creative bungalow courts in the Seattle area, says the first thing her 
potential customers ask is, “What can I walk to?” So this criteria 
becomes very important in her selection of lots and project areas, as is it 
for all Missing Middle housing. 

Medium density but lower perceived densities. As a starting point, 
these building types typically range in density from 16 dwelling 
units/acre (du/acre) to up to 35 du/acre, depending on the building 
type and lot size. It is important not to get too caught up in the 
density numbers when thinking about these types. Due to the small 
footprint of the building types and the fact that they are usually 
mixed with a variety of building types, even on an individual block, 
the perceived density is usually quite lower–they do not look like 
dense buildings. 

A combination of these types gets a neighborhood to a minimum 
average of 16 du/acre. This is important because this is generally 
used as a threshold at which an environment becomes transit-
supportive and main streets with neighborhood-serving, walkable 
retail and services become viable.  

Small footprint and blended densities: As mentioned above, a common 
characteristic of these housing types are small- to medium-sized 
building footprints. The largest of these types, the mansion apartment 
or side-by-side duplex, may have a typical main body width of about 
40-50ft, which is very comparable to a large estate home. This makes 
them ideal for urban infill, even in older neighborhoods that were 
originally developed as single-family but have been designated to evolve 
with slightly higher intensities. As a good example, a courtyard housing 

http://www.smartgrowth.org/nationalconversation/papers/
http://www.smartgrowth.org/nationalconversation/papers/
http://www.smartgrowth.org/nationalconversation/papers/
http://www.smartgrowth.org/nationalconversation/papers/
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An existing city 

structure diagram 
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Most cities 
consists of stable, 
detached single-
family residential 
neighborhoods 
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Commercial Corridors 

Foothill Blvd. 



Example of visible residential transition line at corridor edges, San Fernando Valley 



1950’s & 60’s 

1960 Garey and Mission 

Holt Avenue 

1967 East Holt Avenue 

* Free-standing * Exclusively Auto-oriented * Surface Parked * 



The financial conditions underpinning strip 
development have evaporated, beginning 

with incentives to construct low cost 
buildings with short economic lives. 

Changes in the Shopping Industry 

1954:  IRS changes depreciation of commercial buildings from 40 years to 7 years 
1986:  Tax Reform Act returns commercial building depreciation to 39 years (but 
with the late 80’s recession, absorption of overbuilding lasts well into the 90’s) 

Source:  Dolores Hayden, Building Suburbia:  Green Fields and Urban Growth (2003) 



DOWNTOWN 

STRIP CORRIDOR 

SHOPPING 

CENTERS 

Investment 

moves to 

Investment 

moves to 
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Corridor 

© Freedman Tung + Sasaki 2013 



Market Preference for Retail Concentrations at Primary 
Crossroads 

© Freedman Tung + Sasaki 2013 



Disinvestment Disadvantageously located properties 



Commercial Zoning Housing Permitted 

Existing Zoning 



Typical condition: back of strip commercial developments 
(dumpsters, sheds, parking) abut a single-family neighborhood 

© Freedman Tung + Sasaki 2013 



Particularly in 
downtown and 

along the corridors, 
disinvestment is 

fairly advanced; The 
potential for change 

is substantial. 

Potential for Change  
by Property 



Corridors 
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Mostly Stable & Unlikely to Change 

Recent development investment 

Active & well maintained retail  Revitalized downtown buildings 

Stable single-family neighborhoods 



Disinvested and/or ready for change (typical) 

Unbuilt parcels 

Occupied but obsolete format Small building & low site coverage 

Vacant, low value buildings 
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Change Areas 

 A “Change Areas” 
diagram then 

summarizes the 
complexity in order to 
understand the broad 

pattern 



Supportable Pattern 
of Retail Centers 

Retail Entitlements 

Existing Retail 
Zoning 



Pattern of Centers 
& Segments: 
Preliminary Land Use 
and Development 
Framework 
 



Single-Use Districts  
Out-compete Mixed-Use 

Districts by providing 
predictability for investors 



Mixed-Use Districts Are 
Typically Unattractive to 

Risk-Averse Investors due 
to their characteristic lack 

of predictability  



1. Very Restrictive Use Control (Use 
Separation) 
 

2. Very Specific Density & FAR Control 
 

3. Not Enough Building Scale, Type, Form, 
& Character Control 

Conventional Zoning 

Hard to envision and predict physical 
outcomes 



Density controls number of households (people). 
It does not control building scale. . . 



. . . and it does not control building character 

© Freedman Tung + Sasaki 2013 



Maximum FAR limits overall intensity. 
It does not control building form or character. 

FAR = 2 FAR = 2 FAR = .375 

© Freedman Tung + Sasaki 2013 



Overall 
Consider regulating form instead of setting: 

Density limits 

FAR/intensity limits 



© Freedman Tung + Sasaki 2013 
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Mixed Use 

Blvd. 

• Permitted: 
Medium box 

commercial 

sales / services 

• Office, lodging, 

gradual housing 

infill 

• 1 – 3 floors (typ) 

• Development 

fronts 

Holt/Foothill 

• Commercial/Blv

d. frontages w/ 

formal 

landscaping 

 

• Permitted: 
Office, and 

medical activity 

anchored by the 

PVHMC & Casa 

Colina 

(housing?) 

• 1 – 3 floors (typ) 

• Development 

fronts 

Holt/Garey 

• Parkway like 

frontages w/ 

informal 

landscaping 

 

Workplace 

Gateway 

Midtown/ 

Neigh Segment 

• Permitted: 
Housing 

• Compatible, 

Office, lodging, 

ltd. Commercial 

• 1 – 3 floors (typ) 

• Development 

(primarily) 

oriented to 

Mission/Garey 

• Mix of  Urban 

Blvd. and Pkwy 

like frontages 

w/ informal 

landscaping 

• Permitted: 
Housing 

• Compatible, 

Office, lodging, 

ltd. commercial 

• 1 – 3 floors (typ) 

• 5 floors node 

• Development 

fronts 

Holt/Garey 

• Urban Blvd. 

frontages w/ 

formal 

landscaping 

 

Downtown 

Gateway 



• Required: 
Ground floor 

retail shopfronts 

• Permitted: 
Housing, office, 

lodging above 

• 2 – 12 Floors 

• Urban frontage 

treatments: Wide 

sidewalks with 

trees in grates 

and pedestrian 

scale streetlights 

Downtown  

Core 

TOD Core & 

• Permitted:  
Workplace/ 

Office with  

comp Housing, 

Lodging, and 

Neighborhood 

Retail 

• 2 – 6 floors 

• Urban frontage 

treatments: Wide 

sidewalks with 

trees in grates 

and pedestrian 

scale streetlights 

Neighborhood 

Center 

• Required:  
Neighborhood 

Retail 

• Permitted: 
Housing, office, 

lodging (above) 

• 1 – 5 floors 

• Urban frontage 

treatments: Wide 

sidewalks with 

trees in grates 

and pedestrian 

scale streetlights 

Urban Neighborhood 

• Permitted:  
Housing, Office, 

Lodging,  

• 1 – 4 floors 

• Urban frontage 

treatments: Wide 

sidewalks with 

trees in grates 

and pedestrian 

scale streetlights 



Pattern of Centers 
& Segments: 
Preliminary Land Use 
and Development 
Framework 
 



Neighborhood Parkway 



Compatible Boulevard Office 



Compatible Boulevard Retail 



Compatible Boulevard Housing 



Emerging:  Transit-Connected Hubs of Activity 

Multi-Nucleated 
Pattern of walkable, 
mixed, denser 
development; 
Integrated with a 
Transit Network 
offering modern 
frequent service. 



Proposed Maximum Building Heights | Option B | Aerial Perspective 



•Locate larger 
scale buildings 
along wide road 
and across the 
street from 
commercial 
development 

NEIGHBORHOOD EDGES:  
Scale Transition Approach 
(deep infill site example) 

*Diagram shown does not depict an actual Pomona site © Freedman Tung + Sasaki 2013 



•Transition from 
larger scale 
buildings to 
single-family 
homes along 
alleys and rear 
property lines 
wherever 
possible 

*Diagram shown does not depict an actual Pomona site 

NEIGHBORHOOD EDGES:  
Scale Transition Approach 
(deep infill site example) 

© Freedman Tung + Sasaki 2013 



•Maintain good 
height and 
setback 
relationships 
across the 
street from 
single-family 
homes 

*Diagram shown does not depict an actual Pomona site 

NEIGHBORHOOD EDGES:  
Scale Transition Approach 
(deep infill site example) 

© Freedman Tung + Sasaki 2013 



Neighborhood 
Segment: 
Concept 
example of 
infill on a 
larger corridor 
site 

© Freedman Tung + Sasaki 2013 



Midtown Segment:  
Concept example of infill 
on small corridor sites 

© Freedman Tung + Sasaki 2013 



© Freedman Tung + Sasaki 2013 



© Freedman Tung + Sasaki 2013 



11th Street N, 1 block north of Fairfax Drive in the Ballston-
Rosslyn Corridor, Arlington County, VA 



Fairfax Drive corridor 11th St N corridor 





Private Frontage : Definition 
Private frontage includes both: 

1) Portions of a property between the Back-of-
Sidewalk line and the primary building facade 
along any street. 

2) Portions of all street facades up to the top of the 
first or second floor. 



“Corridor as a unit” = the street space between the 
frontage buildings and the frontage buildings 
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Classic Boulevard Segment 



Palm Tree Boulevard Segment 



Parkway Segment 



Existing Condition – Mission Blvd. 

14 ft. 
~72 ft. 



Streetscape Concept – Midtown Boulevard: 

~26 ft. 
~48 ft. 



Existing Mission Boulevard (example location) 



Mission “Midtown Boulevard” Streetscape Concept 
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1988 - before Corridor Plan and 
Streetscape Improvements 

Corridor Transformation: 
East 14th Street in San Leandro’s North Area 
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Corridor Transformation: 
East 14th Street in San Leandro’s North Area 

Today - after Corridor Plan and 
Boulevard Streetscape Improvements 



66 

East 14th Street  

(State Highway 185) in 1991 

 Today:  “Grand Boulevard” Senior 
Housing - linked to corridor transit 

Building prototype in corridor design guidelines  
Corridor Transformation: 

E. 14th St. in San Leandro’s North Area 



Corridor Transformation: 
East 14th Street in San Leandro’s North Area 

 Today:  Side street view at transition 
to adjacent residential neighborhood 



WHY ARE WE HERE? 
If neighborhood opposition is the # 1* reason 

infill fails, why are we not addressing it with 

every ounce of energy we have? 

* or #2 depending on the whims of the finance industry 

Image: the bad days will end 

This is how I 

got started in 

planning  - 

 

 as a NIMBY 



WHY DO THIS? 
• To signal an honest, dedicated approach to identifying and 

addressing legitimate concerns on impacts; 

 

• To do a better job at coordinating the nested scales  to obtain 
solutions. 

 

• To put all design factors on par with (or ahead of) density/height; 

 

• to provide solutions in the design process that will lower costs and 
improve operation and maintenance over time; 

 

• to change the dynamics of land-use battles to deliver great 

neighborhood design. 



 

 

 



WHAT NEIGHBORHOODS NEED 

• Focus on the edge  

• Insane focus on the solutions 

• Visual 

• Helpful 

• Social 

• Relatable 

• Don’t just address – pre-think  

 

 

Image: U.C. Berkeley 



WHAT DOES                                                                                  LOOK LIKE? 

CONSIDERATIONS 

• the development context; 

• the planning, zoning & character context; 

• the process for the plan effort; 

• various potential impacts; 

• options for preventing or mitigating impacts 
through policy, design, and transportation 
infrastructure; 

• Long-term operations, maintenance, and 
enforcement considerations. 



The burden of text….. 



WE NEED SOMETHING  

COMPLETELY DIFFERENT 
• Multiple Audiences 

– Adjacent Neighbors  

– Developers and Architects 

– Planners and Engineers (lots of engineers) 

– Elected/Appointed Officials 

– Policy Wonks & Researchers 

– General Public 

– Vendors  

• Visual 

• Readily shared 

• Aspirational 

• Solution Driven 

 



ALSO NEED TO GET BEYOND EARLY ADOPTERS 
smart growth as a new innovation & lessons from solar 

From Diffusion of Innovation, Everett Rogers 



  
URBAN DESIGN –WHAT CAN WE LEARN FROM 

INNOVATORS IN INTERIOR DESIGN?  

Screenshots: Remodelista, Pinterest, and the 
Houzz app) 



Image: Rethinking the Comprehensive Plan 

From rooms in a house to elements of placemaking 

– focus on design solutions 



Elements: 
Placemaking 

Plans 
Policy 

Process 
Legal 

Maintenance 
Budget 

Design – Social /Web 2.0 
Shared/Linked 
Peer-to-Peer 

Visual 
Aspirational 

Relatable 
Solution-Driven 

Reviews & Research  
Sustainable 

What’s the Planning Framework? 



Plan Scale 

Parking Plans 

Parking Tech 

Overflow Parking 

Corridor Scale  

On-Street Parking 

Site Scale 

Parking Structures 

Parking Lots 

Green Parking 



Handouts in the Back or available on 

www.nisenson.net 
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