Future Housing

Coalition Toolkit

Policy and Land Use
Regulations

FUTURE HOUSING COALITION

powered by (3) Civic Results




TABLE OF CONTENTS

Foreword i
Acknowledgments \%
Sponsors Vii
Chapter I: Intfroduction 1
Chapter 2: Middle Housing Types 10
Chapter 3: Model Codes 33

Chapter 4. Case Studies - Coming Soon S

Chapter 5: Policy Tools - Coming Soon 53

Chapter 6: Incentives - Coming Soon 55
Chapter 7: Conclusion - Coming Soon 57

Twin Homes in Denver.
Source: C. Noto




FOREWORD

From the President & CEQO, Civic Results

| am proud to intfroduce the Future Housing Toolkit, a resource designed to help Colorado
communities expand housing choices and strengthen local economies. Across our state, the
demand for housing that meets the needs of working families, older adults, and first-time
homebuyers continues to grow. At the same time, communities are striving to preserve
character, address infrastructure demands, and ensure long-term sustainability.

This toolkit is the result of thoughtful collaboration through the Future Housing Coalition (FHC) —
a partnership of mayors, local leaders, housing experts, and community stakeholders. The initial
report includes a Community Engagement Toolkit, a Policy and Land Use Regulations, and
illustrative examples that showcase how missing housing can fit seamlessly into existing
neighborhoods.

Our goal is simple: to equip local governments and partner organizations with practical tools to
inform dialogue, foster trust, and move from concept to implementation. By supporting
transparent engagement and providing clear policy pathways, we aim to help communities of
all sizes expand housing opportunities for residents while maintaining the qualities that make
each place unique.
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FOREWORD

Future iterations of the toolkit will build on this foundation, adding resources such as a
Developer Best Practices Guide and Financial Tools and Strategies designed to provide a list of
innovative solutions that local governments can utilize and/or contribute to the funding of
middle housing developments. These additions will focus on ensuring that middle housing
serves households in the 80-120% AMI range — including teachers, healthcare and essential
workers, and the public safety workforce — who are vital to the prosperity of every community.

While the FHC offers useful references, the toolkit is NOT intended to serve as a template for
state legislation, but rather as a resource to help LOCAL governments identify approaches that
best fit their own community needs.

This is just the beginning. As we continue to refine and add to the Future Housing Toolkit, | invite
you — local leaders, community members, and partners—to use these resources, adapt them,
share your experiences and send us examples. Together, we can create stronger communities,
more resilient economies, and a future where every Coloradan has a place to call home.

With gratitud

kY

Heidi K. Williams
President & CEOQO, Civic Results
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CONTENTS: CHAPTER 1

This chapter will provide an overview for the Policy
and Land Use Regulations Tooklit.

Key Components

Section 1: Background
Section 2: Methodology

Row Homes in Denver.
Source: C. Noto




OVERVIEW

Cities across the United States are facing a range of housing challenges, including significant
shortages and declining affordability. In addition, consumer demographics and preferences
have shifted over the last half-century. Many adults are marrying later, achieving higher levels of
education, having fewer children, and both parents are more frequently working outside the
home. Housing prices have risen 45-55% in the last five years. These factors all make it less likely
that young adults across the country can afford to purchase a home. Young adults are less likely
to be able to afford to purchase a home. Adding middle housing provides the opportunity to
increase the housing stock at varying levels of affordability. Additionally, middle housing is more
environmentally friendly and supports walkable neighborhoods, which are highly desirable.

The housing crisis across the country is exacerbated by a lack of housing diversity, insufficient
housing production, and rapidly rising housing costs. Increasing the supply of missing middle
housing could directly address the lack of housing stock and diversity, the negative
environmental impact of single-family zoning and subsequent unplanned growth, and housing
affordability. There are various approaches that incentivize the construction of missing middle
housing, and this toolkit will serve as a resource for exploring the different strategies to increase
the production of middle housing in Colorado.
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OVERVIEW

Future Housing Coalition

The Future Housing Coadlition (FHC) is an initiative of Civic Results designed to address
Colorado's complex housing challenges. In the October 2024 workshop, FHC brought together
local elected officials, state officials, developers, planners, and industry leaders to collaborate
on practical solutions. The findings from the workshop and subsequent work group meetings
will culminate in the creation of a four-part policy toolkit, offering local governments clear
frameworks and strategies to guide housing development in their communities. The four key
outcomes for the toolkit are as follows:

Policy and Land Use Regulations

Community Engagement Tools and Resources
Developer Best Practices Guide

Financial Tools and Strategies
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OVERVIEW

Using the Toolkit

This toolkit does not need to be read in a linear fashion. Each section can support local
policymakers with their plan for the expansion of middle housing.

Chapter I: Infroduction

Chapter 2: Middle Housing Types
Chapter 3: Model Codes

Chapter 4: Case Studies - Coming Soon
Chapter 5: Policy Tools - Coming Soon
Chapter 6: Incentive Tools - Coming Soon
Chapter 7: Conclusion - Coming Soon
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METHODOLOGY

Phase I: Phase 2: Phase 3: Phase 4:

Background Case
Research Studies

Interviews Analysis

Phase 1. Background Research

The initial phase was focused on background research. This included a review of academic

literature, examples of middle housing types, best practices, successful model codes, and
examples from other cities.

Main Questions:
e What defines middle housing?
e What types of housing are included in middle housing?
« Why is ‘Missing Middle Housing' missing?
« Where does middle housing exist currently?
« What are the potential approaches to increasing the supply of missing middle housing?
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METHODOLOGY

Phase 2: Case Studies

The second phase was gathering case studies based on research.

Main Question:
What cities are increasing middle housing production, what have their approaches been, and
have they seen success?

In gathering case studies, the primary objective was to find the best approaches to increasing
middle housing production. This meant that several case studies included large cities with the
funds and resources to allocate to housing production. From there, the case studies transitioned
to smaller-scale cities that are increasing their multi-family production.
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METHODOLOGY

Phase 3: Interviews

The third phase included inferviews with planners from example cities to gather additional
details on their policies, incentives, and successes.

Due to the nature of the project, all interviews were conducted via phone call or Teams meeting.
These were conducted as unstructured interviews and questions changed depending on the
flow of the conversation.

Example Questions:
« What policies have been implemented that have aided in middle housing production?
e What is the most common type of middle housing being produced in your city?
« What other incentives are there for the development of middle housing?
« What have been your biggest challenges in aiding missing middle production?
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METHODOLOGY

Phase 4. Analysis

The fourth and final phase was analyzing the findings from the background research, case
studies, and interviews to find commmon challenges, policies, and strategies in incentivizing
missing middle housing production.

FHC
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CONTENTS: CHAPTER 2

This chapter will define the varying forms of middle
housing including descriptions of their physical
appearance, and common specifications,
requirements, and restrictions.

Key Components

Section I Overview

Section 2: Duplex Homes

Section 3: Twin homes

Section 4: Triplex Homes

Section S: Fourplex Homes

Section 6: Multiplex / Mansion Apartment Homes
Section 7: Live-Work Homes

Section 8: Cottage / Bungalow Court Homes
Section 9: Courtyard Building Homes

Fourplex in Denver.
Source: C. Noto




OVERVIEW

Missing middle housing serves as a transition in both form and scale between large-lot,
detached single-family residences and high-density apartment buildings. Middle housing is
characterized by a diverse set of housing types from duplexes to multiplex apartments that
support sustainable, walkable places. These housing types vary in density, form, size, and
provide varying levels of affordability.

Multiplex:
Medium

Townhouse
Courtyard Cottage

. Fourplex: 4 T Court
% Duplex: Srnlomsl Building : e i e
: e . Side-By-Side + . i usin —_
Jetacl -Family N Stacked - Misslng Mlddle Ho g
o Sy
ooy e 200 ECHHICEES!

Diagram of the spectrum of Missing Middle Housing. Source: Opticos Design, Inc.
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OVERVIEW

These housing types exist across Colorado and in
countless cities nationwide, where they are widely
popular and highly valued. They can seamlessly
integrate info many neighborhoods without
changing their existing character.

In Colorado, developing for-sale units, such as
condominiums and fownhomes, is challenging
due to the state's Construction Defect laws, which
drive up builder insurance costs, making
affordable and aftainable multifamily ownership
options difficult to produce.

This toolkit is not a fully exhaustive list and does

gradually increasing density. For example, while
accessory dwelling units (ADUs) are not
technically considered middle housing, they play
an integral role in increasing density by increasing
the number of dwelling units on a single lof.

Top: Live Work in Crested Butte. Source: Trulia
Bottom: Fourplex in Colorado Springs. Source: Redfin
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DUPLEX HOMES

Overview

Duplexes are small 1-2.5 story dwellings arranged either side by side or one above the other
with two street access points. They often have the appearance of a small to medium size
house. Both units share a single lot and typically a yard as well. All other amenities such as living
spaces, kitchens, enfrances, and utility meters are separate.

Duplexes are often owned rather than rented and can potentially offer routes to
homeownership at a lower cost than single-family homes. As cited in case studies and analysis,
duplexes are among the most commmon and most widely desired types of missing middle
housing.

Side-by-Side Duplex in Denver. Source: C. Noto Stacked Duplex in Denver. Source: C. Noto
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DUPLEX HOMES

Specifications

Side-by-Side Duplex Stacked Duplex

Lot Front-loaded Rear-Loaded Lot Front-loaded Alley-Loaded
Width® 40-70 feet Width* .

Depth” 100-150 feet Depth”
Area* 4500-10.300 5q. ft Area® ft ft.

010024 acres

Unilts Units

Number of Units 2units 5 Number of Units 2 2
Typlcal Unit Size Typlcal Unit Size  500-2400sg ft 600-2.400 5q. ft
Density Density

Met Density 8-17 dufacre 8-19 dufacre Met Density 5-10 dufacre 8-35 dufacrs
Gross Density 6-13 dufacre 7-14 dujacre Gross Density 7-16 du/acre 2416 du/acre
Parking Parking

Parking Ratlo* Parking Ratio* 1-2 per unit 1-2 per unit
On-street Spaces  2-3 23 On-street Spaces -3 1-3
Off-street Spaces 1 per unimax 1 per unit max Off-street Spaces 1 perunitmax 1 per unit max
Setbacks Setbacks

Front* 1 Front* 10-25 feet
Sicde” Side” 5-12 feet

Rear (maln Rear (maln 30-60 feet

bullding)” bullding)®

Between Malnand  10-20 fest Between Maln and 1020 fest

Accessory Acceszory

Bulldings Bulldings
EBullding Bullding
Bullding Size Building Size
Width width
Depth Depth
Helght (toeave)®  14-24 fest Helght (to eave)* Top: Side-by-Side Duplex in Denver. Source: Redfin
Floors 12 stories Floors Bottom: Stacked Duplex n Denver. Source: Movoto
* Varies based on context " Varies

Source: Missing Middle Housing
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DUPLEX HOMES

Additional Duplex Examples
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Top: Fort Collins. Source: Redfin Top: Pueblo. Source: Redfin Top: Denver. Source: Corcoran
Bottom: Grand Junction. Source: Trulia Bottom: Dillion. Source: Google Earth Bottom: Golden. Source: Redfin
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TWIN HOMES

Overview

Twin homes are like duplexes in that one building is made of two dwellings. However, there are
some key differences between duplexes and twin homes. Unlike duplexes, twin homes are two
identical homes on two different lots. The lot line runs along the shared wall effectively creating
single family dwellings on separate lots with a side setback of O ft.

Twin homes allow independence on multiple fronts. Ownership is separate due to the separate
lots; design and maintenance are also separate. Despite the dwellings being identical, the
design and upkeep of the building exteriors are at the discretion of the owners.

Left & Right: Twin Home in Denver. Source: C. Noto
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TWIN HOMES

Specifications

Twin Home

Lot Front-loaded
width*® 40-75 feet

Depth* 100-150 feet

Area” 4,000-

010-02

Units

Number of Units 2 units 2 units
Typical Unit Size 600-2400 5. It 600-2400 5q.ft
Density

Net Density 8-17 dujacre 8-19 dufacre
Gross Density 6-13 duyfacre
Parking

Parking Ratio®

On-streéet Spaces  2-3 2-3
Off-street Spaces 1 per unit max
Setbacks

From® 10-25 feet

7-14 dyfacre

1 per unit max

Street Side® 10 fest

Rear (main 30-80 feet
building)*

Between Mainand 10
Accassory
Buildings

Building
Bullding Size
Width

Depth

Height (to eave)”

0 feet

Floors 1-2 stories

* Vares based on context

Source: Missing Middle Housing
18 MIDDLE HOUSING TYPES
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TRIPLEX HOMES

Overview

Triplexes are three dwellings either stacked one above another or side by side in the form of
rowhomes. They vary in appearance from a tall singular house to a shorter and wider building.
The stacked triplex will often have two ground floor entrances- one for the ground floor unit
and a shared entfrance for the two units above.

Triplexes are often rented units. The existence of shared outside areas such as lawns, patios,
and gardens varies from triplex to triplex.

Side-by-Side Triplex in Wheat Ridge. Source: Redfin Stacked Triplex in Boulder. Source: Trulia
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TRIPLEX HOMES

Specifications

Stacked Triplex

Lot Front-loaded Alley-Loaded
Width® 40-85 feet 40-55 feet

Depth*

Area

8250sq.ft

0.078-013 acres
Units

Number of Unlts 3 3

Typlcal Unit Slze 7001600 5q. ft 7001500 5. ft
Density

Net Density 13=32 dufacre 15-38 du/acre

Gross Density N-30 dufacre 13-35 du/acre

Side-by-Side

Parking
Parking Ratlo® 1-2 per unit 1-2 per unit
On-street Spaces -2 1-2
Off-street Spaces 1 perunimax 1 per unit max
Setbacks
Front®
Slde”
Rear {maln 530 fest
bullding)”
Between Malnand  10-20 fest
Accessory
Bulldings

Bullding
Bullding Size

Stacked

Width 2A=-40) fmat
Depth
Helght (to eave)*

Top: Triplex in Denver. Source: C. Noto Top: Triplex in Arvada. Source: Homes.com
Bottom: Triplex in Colorado Springs. Bottom: Triplex in Boulder. Source: Trulia
Source: Kenna Real Estate

Floors

* Vanes Dased on confext

Source: Missing Middle Housing
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FOURPLEX HOMES

Overview

Fourplexes consist of a singular building that houses four separate dwelling units. The
appearance of fourplexes vary greatly but often take on the appearance of a medium-sized
single-unit home with a main entrance.

Fourplexes are often owned by a single owner and units are rented. The existence of a front or
back yard or other outdoor common spaces will vary by site and context. Generally, buildings
with individual units for sale and jointly owned common space are considered condominiums.
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Fourplex in Denver. Source: C. Noto Fourplex in Colorado Springs. Source: Trulia
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FOURPLEX HOMES

Specifications

Stacked Fourplex

Lot Front-loaded Alley-Loaded
‘Width" 50-75 feet 45-65 feet
Depth* 100150 feet
Area® 5000-12505q. ft ft
OM-0.26 acres

Unlts
Number of Unitz & 4
Typleal Unlt Slze 5001200 5q. ft 500=1,200 5q. ft
Density
MNet Density 8-29 dufacre 21-35 dufacre
Gross Denslty 4-22 dufacre 15-25 dufacre
Parking
Parking Ratle” Per uni 1-2 per unit
On-street Spaces  2-3 2-3
Off-street Spaces 5 per unit max 1.5 per unit max

Setbacks

Front* 0-25 fes

Slde" 5-12 feal

Rear (maln 30-60 feet

bullding)”

Between Malnand 10-20 fest

Actessory

Bulldings

Bullding

Bullding Size

:::: :)9 Ze Top: Fourplex in Lakewood. Source: Trulia Top: Fourplex in Loveland. Source: Homes.com
Holght (o eavel®  20-28feet Bottom: Fourplex in Greely. Source: Homes.com Bottom: Fourplex in Colorado Springs.
Floors 2:25 stories Source: Kenna Real Estate

* \aries based on comnlext
Source: Missing Middle Housing
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MULTIPLEX HOMES

Overview

Multiplexes, sometimes referred to as grand houses or mansion apartments, are detached
structures that house anywhere from 5 - 12 dwelling units. Multiplexes can vary in look but often
have the appearance of a middle to large single-family home.

Multiplexes are often rental units, though the inclusion of features like front yards, back yards, or
shared outdoor spaces varies by site and context.

AN PPMLS |

8 Unit Multiplex in Colorado Springs. Source: Kenna Real Estate 6 Unit Multiplex in Fort Collins. Source: Homes.com
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MULTIPLEX HOMES

Specifications

Medium Multiplex

Lot Front-loaded Alley-Loaded
Width* 95-120 feet 75-100 feet
Depth” 100-150 feet

Area” 9,500-18.000 =q. ft.

Units

Number of Units 5-12 units 51
Typical Unit Size 500-1.200 =q. ft. 500-1,200 =q. ft.
Density

Net Denslty 12-55 dufacre 1470 dufacre
Gross Density 10-50 du/facre 12-63 dufacre
Parking

Parking Ratlo® 11.5 per unit 1-1.5 per unit
On-street Spaces  3-d 3-5

Off-street Spaces 123 per unit max 1:25 per unit max
Setbacks
Front®
Side” 5-12 feet
Rear (maln 30-60 fest
bullding)*

Between Maln and  10-20 fest
Accessory
Bulldings

Bullding
Bullding Slze
Width

Depth

Top: 7 Unit Multiplex in Pueblo. Source: Redfin Top: 5 Unit Multiplex in Denver. Source: C. Nofo
Bottom: 5 Unit Multiplex in Pueblo. Source: Redfin  Bottom: 5 Unit Multiplex in Colorado Springs.
Source: Redfin

Helght (to eave)*

Floors

laries based on conraxt

Source: Missing Middle Housing
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TOWNHOMES / ROWHOMES

Overview

Townhomes, like duplexes, are individual units that are placed side-by-side. What separates
townhomes from duplexes are the multiple dwellings. Townhomes can range from 2 units to 16
units.

Townhomes are traditionally owner-occupied and characterized by their narrow, street-facing
enfrances, often with a small set of stairs and occasionally oriented around a shared courtyard.
However, Colorado's Construction Defect laws are increasingly impacting home builders, driving
up insurance costs and making for-sale fownhome projects more risky—resulting in more
townhomes shifting fo rental products or, more likely, not being built at all.

Townhomes in Fort Collins. Source: Realtor.com Townhomes in Denver. Source: Realtor.com
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TOWNHOMES / ROWHOMES

Specifications

Townhome

Lot Front-loaded Alley-Loaded
Width® MiA 18-25 feat
Depth® 85-120 feet
Area® 1520-30005q. R

004-0009 acres

Unlts = AR
Number of Units ~ "l'a 1 - - ] . = v ”“l“l"!i'iiir"
Typlcal Unit Size 1.000-3.000 54, fit i =
Density
Nat Density MiA 11-25 dufacre
Gross Density 10-22 dufacre
Parking
Parking Ratlo® NfA 1=3 per unit
On-street Spaces 12
Off-street Spaces 2 per unit max
Setbacks
Front” 1025 fest
Side* 0-12 feet
Rear (maln 30-50 feet
bullding)*
Between Maln and 10-20 feet
Accessory
Bulldings
Bullding
Bullding Slze
el s Top: Townhomes in Louisville. Top: Townhomes in Lakewood. Source: Zillow
::::: — L:; Source: KGA Studio Architects Bottom: Townhomes in Broomfield. Source: Redfin
oo Bottom: Townhomes in Thornton. Source: Redfin

= Vanes based on confext
Source: Missing Middle Housing
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LIVE-WORK HOMES

Overview

Live-Work units combine residential with commercial or other non-residential uses. This type of
housing includes dwelling units above or behind a fire-separated ground floor space that can
accommodate different uses other than residential. Both the non-residential space and the
dwelling units typically have separate ground floor entrances. The first floor or the non-
residential portion often has a higher height minimum than the residential units. These units are
typically rented spaces.

Live-Work Homes in Colorado Springs. Source: Kenna Real Estate Live-Work Homes in Boulder. Source: Homes.com
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LIVE-WORK HOMES

Specifications

Live-Work

Lot Front-loaded Alley-Loaded
Width* MIA
Depth®

Area”

Units:
Number of Units N/A 1

1000-3.01

Typical Unit Size 000-3000 sq. ft

Density

Net Denalty M4
Gross Density

Parking

Parking Ratlo® /A -3 perunit
On-strest Spaces 1-2

Off-street Spaces 2 per unit max
Setbacks
Front*

Side”

Rear (maln
bullding)"

Between Maln and 10-20 feet
Accessory
Bulldings

Bullding
Bullding Slze
Width 18-25 fizat
Depth

Helght (to eave)*

Floors

Varies based on context

Source: Missing Middle Housing
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Top: Live-Work Homes in Julesburg.
Source: Realtorcom

Bottom: Live-Work Homes in Denver.
Source: C. Noto

Top: Live-Work Homes in Pueblo.
Source: Realtorcom

Bottom: Live-Work Homes in Denver.
Source: Google Earth
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https://missingmiddlehousing.com/types/live-work/

COTTAGE / BUNGALOW COURT HOMES

Overview

Cottage or Bungalow Courts are a group of small and detached individual units encircling a
shared court that is visible to the street. The numiber of units can vary from court to court, but
typically ranges from 5 - 10 units. These units are usually built on a single lot, but can be owned
separately. The small size of these structures could potentially remove a barrier to entry into
homeownership options.

The Cottages at Mesa Ridge in Fountain. Source: Zillow Vassar School Bungalows in Denver. Source: Denverite
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https://avantiresidential.com/property/cottages-at-mesa-ridge/

COTTAGE / BUNGALOW COURT HOMES

Specifications

Cottage Court

Lot Front-loaded Alley-Loaded

Width® N5-160 feet 100-150 feet

Depth* 100150 feet 100150 feet

Area” 10,000-22.500 5q. ft

0:23-052 acres

Unlts

Number of Units 510 510

Typleal Unit Size 500=800 sq. ft 500=-800 sq. ft

Denshy

MNet Denslty 13-38 dufzcre

Gross Density 10-20 dufacre 15-31 dufacre

Parking

Parking Ratlo® 1-2 per unit 1-2 per unit

On-street Spaces 57 57

Off-street Spaces 1 D& LN Max 1 pEr Uit Max
Setbacks

Front* 10-25 feet
Slcle” 5-15 feet

Rear (maln 5-15 fest

bullding)”

Between Maln and  5-10 fest

Accessory

Bulldings
Eullding

Bullding Slze
Width 18=24 feet max
Depth 24-36 et max. Top: The Cottages at Sand Creek in Colorado Top: The Cottages at Erie in Erie. Source: Zillow
Helght (to eave)®  12-18 fest max Springs. Source: Zillow Bottom: Bungalow-style home in Englewood.
Roors e st Bottom: The Cottages at Peak View in Colorado  Source: Redfin
sores) Springs. Source: Zillow

" Varres Dased on ComiéxT

Source: Missing Middle Housing
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https://missingmiddlehousing.com/types/bungalow-court/
https://avantiresidential.com/property/cottages-at-sand-creek/
https://avantiresidential.com/property/cottages-at-pikeview/
https://www.cottagesaterie.com/

COURTYARD BUILDING HOMES

Overview

Courtyard buildings are distinct from cottage courts because they are not made up of
individually detached units. Courtyard buildings are detached structures that take the form of a
medium to large building and house multiple units. The number of units varies but typically
ranges from 5 - 25 units. These units face a center courtyard that is typically perpendicular to
the street. Each unit typically has its own courtyard facing entrance or shares an entrance with
up to around 3 units depending on the height, size, and layout of the courtyard building.

Left & Right: Courtyard Building Homes in Denver. Source: C. Noto
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COURTYARD BUILDING HOMES

Specifications

Courtyard Building

Lot Front-loaded Alley-Loaded
Width* 100-135 feet
Depth"

uUnits

Number of Units
Typical Unit Size
Denslty

Net Density

Gross Density 21-56 dufacre 24-61 dufacre
Parking

Parking Ratlo® 1-2 per unit 1-2 per unit
On-strest Spaces  3-C 3-6
Off-street Spaces 1 per unit max 1 per unit max
Setbacks

Front® 10-15 fesat

Side”

Rear (maln
bullding)*

Between Malnand  10-20 feet
Accessory
Bulldings

Bullding
Bullding Size
Width

Depth

Top: Courtyard Building in Denver. Top: Courtyard Building in Aurora. Source: Zumper
Source: Google Earth Bottom: Courtyard Building in Lakewood.

Bottom: Courtyard Building in Denver. Source: Rent Cafe

Source: Cornerstone

Helght (1o eave)*

Floors 1-3.5 stories

Source: Missing Middle Housing
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https://missingmiddlehousing.com/types/courtyard-apartments/

CHAPTER 3
Model Codes
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This chapter highlights middle housing codes from
Oregon and Washington as examples. In Colorado,
however, most municipalities operate under home-
rule authority, and state statute identifies land use as a
matter of local control.

While the FHC offers these model codes as useful
references, the toolkit is NOT intended to serve as a
template for state legislation, but rather as a
resource to help LOCAL governments identify
approaches that best fit their own community needs.

Key Components
Section I Overview

Section 2: Washington
Section 3: Oregon

Duplex in Bend, OR.
Source: Google Earth




OVERVIEW

Model codes are tools used to implement code amendments and provide guidance for
standards and requirements. They typically involve examples of code compliant structures as
well as diagrams, applicability, and other considerations. The model codes from Washington
and Oregon are specific to the legislation passed but can provide a guide for local jurisdictions
to implement middle housing legislation to meet their specific needs.

The FHC is not proposing state interventions. These case study model codes are intended to
serve as resource to help local governments identify approaches that best fit their own
community needs.

WILL HOUSING TYPES WORK GIVEN TYPICAL LOT AND PROPOSED FLOOR AREA RATIO?

MODEL CODE e i A
MAXIMUM BUILDING (4} 1000 SF e
LOP: o

—— ] |
ENVELD IWNHOUSES: (3) 1200 SF FLATS ———— ]
SOOUSF LOTX BFAR * [0433 X 3 STORIES AWIFEERY (2) 2000 SF OUPLEX — |
WITH PORCH —
REASONABLE BUT MARKETABLE SIZE,  SoNmoMES ——1_
FOR & UNITS, THEY  TDD SMALL EVEN FOR  ne eI B GROUND RELATED (4) 1000 SF COTTAGES —
CAN BE UP TO 1000 STARTER HOMES, HOUSING WOULD BE MARKETABLE SIZE, {4) 900 5F
HUSNSE  wesks G
HOUSING WOULD BE
DOESN'T BUILD TO
MAXIMUM CaPACITY  POPULAR BETACHEDUNITSUSE popsnT PENCIL
sorprrmore  ISRCIEARES
MAXIMUM CAPACITY E

LESS GREEN

Diagram showing the feasibly various middle housing types based on lot size
and floor area ratio (FAR)
Source: CAST architecture
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https://www.castarchitecture.com/cast-architecture-blog/give-middle-housing-a-shot

WASHINGTON

Background

Washington has multiple resources for
middle housing including model codes, infill
guidance, pro forma guides, design
standards ftoolkit, and more. In 2023, the
Washington State Legislature passed House
Bill 1110 which legalized increasing middle
housing in areas zoned for residential use,
specifically for detached single family
housing. There are three fiers broken up info
two model codes. The first model code
includes both Tier 1 and 2 cities; Tier 1
populations over 75,000, and Tier 2
populations between 25,000 and 75,000 .
The second model code includes Tier 3 cities
with populations under 25,000 located
within a county of more than 275,000.
Additionally, there is a detailed user guide for £ Voshington State
the model ordinances. o¥ Commerce 1S
Source: Washington Department of Commerce
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https://www.commerce.wa.gov/growth-management/housing-planning/middle-housing/
https://app.leg.wa.gov/billsummary?BillNumber=1110&Year=2023
https://app.leg.wa.gov/billsummary?BillNumber=1110&Year=2023
https://deptofcommerce.app.box.com/s/o9w7o37dpd8osmz1vcp8dtf4h3g08ak1

WASHINGTON

User Guide for Middle Housing Model Ordinances

Washingtan State
[ 3 partment of

Dy
Yas' Commerce

GROWTH MANAGEMENT -SERVICES

Source: Washington Department of Commerce

37 MODEL CODES

The User Guide for Middle Housing Model
Ordinances addresses the housing crisis and
provides additional background on 2023-
2024 House Bill 2321, which modified some
requirements and added the definition of
“transit stop." The guide also explains the
benefits of middle housing and other
general considerations. The user guide has
six chapters and an appendix:

1. Infroduction

2. Model Ordinances and Annotations

3. Additional Considerations

4. Integration with Other State Law

Requirements

5. Affordable Housing

6. Alternative Compliance

7. Appendix A - Middle Housing Pro Forma

Assumptions
FHC
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https://deptofcommerce.app.box.com/s/hx0itq9b0a3nwefm9lm9wcxqtz9dzsf3
https://deptofcommerce.app.box.com/s/hx0itq9b0a3nwefm9lm9wcxqtz9dzsf3
https://app.leg.wa.gov/billsummary?BillNumber=2321&Year=2023&Initiative=false
https://app.leg.wa.gov/billsummary?BillNumber=2321&Year=2023&Initiative=false
https://deptofcommerce.app.box.com/s/hx0itq9b0a3nwefm9lm9wcxqtz9dzsf3

The Two Model Ordinances

Standard

Middle Housing
Types

Base Unit Per
Lot Density

Additional Unit
Per Lot Density

Maximum Lot
Coverage

Minimum
Setbacks

Design
Standards

38 MODEL CODES

Tier 1 and 2 Cities Model Ordinance (1)

All nine middle housing building types are permitted
on all lots zoned predominantly for residential use*

Tier 1 - 4 units per lof***
Tier 2 - 2 units per lot***

Tier 1 - 6 units per lot when near major transit or
when at least 2 affordable housing units are
provided™**

Tier 2 - 4 units per lot when near major transit or
when at least 1 affordable housing unit is provided***

Lot coverage maximum is higher than the Tier 3
Model Ordinance and is based on unit per lot count

The minimum rear setback is less than in the Tier 3
Model Ordinance

Design standards are included. Less standards are
included in Tier 1 and Tier 2 cities than for Tier 3 cities
(e.g. there are no standards in Tier 1 and Tier 2 for
covered entries and window/door transparency)

WASHINGTON

Tier 3 Cities Model Ordinance (2)

Duplexes, stacked flats, courtyard apartments,
and cottage housing are permitted on all lots
zoned predominantly for residential use**

2 units per lot***

No additional units per lot required Floor Area
Ratio

Lot coverage maximum is lower than the Tier 1
and 2 Model Ordinance

The minimum rear setback is higher than in the
Tier 1 and 2 Model Ordinance

Design standards are included. More standards
are included in Tier 3 cities than for Tier 1 and 2
cities.

FHC
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WASHINGTON

The Two Model Ordinances (Continued)

*RCW 36.70A.635(5) requires a Tier 1 and Tier 2 city to allow “af least” six of the nine middle
housing types. The model ordinance for Tier 1 and Tier 2 cities allows all nine to avoid pre-
judging which middle housing types the jurisdiction infends to allow in the event the model
ordinance goes into effect for jurisdictions that do not meet the statutory deadline to adopt
middle housing regulations.

** RCW 36.70A.635 requires a Tier 3 city to allow all middle housing types that accormmodate
two units per lot, meaning duplexes, stacked flats, courtyard apartments, and cottage housing.

“** RCW 36.70A.635(1) uses the phrase “af least” when describing these unit per lot standards.
Cities can allow higher unit per lot densities.

(1) Tier I: Cities with a population of af least 75,000. Tier 2: Cities with a population of at least
25,000 but less than 75,000.

(2) Tier 3: Cities with a population less than 25,000, located in a county with a population of
more than 275,000, and in a contiguous urban growth area with the largest city in the county

Source: Washington Department of Commerce, pp.15-16
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https://deptofcommerce.app.box.com/s/hx0itq9b0a3nwefm9lm9wcxqtz9dzsf3

OREGON

Background

In 2019, Oregon passed House Bill 2001 which requires cities with a population between 10,000
and 25,000 that are not within the metro's jurisdiction to allow duplexes on each lot or parcel
that is zoned for residential use that already allow detached single-family dwellings. This bill
also requires cities with a population greater than 25,000 allow all middle housing types in areas
zoned for residential use that already allow detached single-family dwellings. Additionally, this
bill requires that those cities also allow duplexes on each lot or parcel zoned for residential use
that already allow detached single-family dwellings.

The Large Cities Middle Housing_Model Code user's guide and Medium Cities Middle Housing
Model Code user's guide state that cities may develop their own standards in compliance with
the bill but that the model code may provide additional guidance for those meeting those
standards. Cities that do not choose to prepare their own standards or adopt the required code
amendments are then required to adopt and apply this model code.

The FHC is not proposing state inferventions. These case study model codes are infended to
serve as resource to help local governments identify approaches that best fit their own
community needs.

40 MODEL CODES F H C

FUTURE HOUSING COALITION
powered by (7} Civic Results



https://olis.oregonlegislature.gov/liz/2019R1/Measures/Overview/HB2001
https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_B-Large_Cities_Middle_Housing_Model_Code_20201209.pdf
https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_A-Medium_Cities_Middle_Housing_Model_Code.pdf
https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_A-Medium_Cities_Middle_Housing_Model_Code.pdf

OREGON

Medium Cities Middle Housing Model Code

Duplex in the City of Lake Oswego, OR.. Source: City of Lake Oswego
41 MODEL CODES

OO0 NO Ok

The Medium Cities Middle Housing Model
Code applies to cities with a population
between 10,000 and 25,000 that are not
within Metro's jurisdiction.

There are nine distinct sections in this 7-
page code:
1.

Purpose

Definitions

Applicability

Relationship to other regulations
Permitted uses and approval process
Development standards

Design standards

Duplex conversions

Figures

FHC
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https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_A-Medium_Cities_Middle_Housing_Model_Code.pdf
https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_A-Medium_Cities_Middle_Housing_Model_Code.pdf

OREGON

Medium Cities Middle Housing Model Code (Continued)

There are four definitions in the second section: detached single family dwelling, duplex, lot or
parcel, and zoned for residential use. Restrictions for this code include building duplexes on lots
or parcels that are zoned for anything other than residential and the creation of more than two
dwelling units on one lot or parcel. Where there are conflicts with other standards or codes, this
code takes precedent. Design standards for duplexes in this code must meet the same
standards that apply to detached single family dwellings. Any design standards that apply only
to duplexes and not detached single family homes are not compliant. Duplex conversions, where
a detached single family dwelling is converted into two separate dwelling units, is allowed so
long as it complies with the standards laid out in the applicability section.

The final section, included on the next page, the code includes illustrative examples of code
compliant duplex configurations.

42 MODEL CODES F H C
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OREGON

Code Compliant Duplex Configuration lllustrations

Stacked Side-by-Side Attached by Garage Walll

Attached by Breezeway Detached Side-by-Side

Source: Medium Cities Middle Housing Model Code, pp.4-7
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OREGON

Large Cities Middle Housing Model Code

Triplex in Portland, OR. Source: Jeff Mapes / OPB
44 MODEL CODES

The Large Cities Middle Housing_ Model Code
applies to cities with a population over
25,000.

There are 5 distinct chapters in this 33-page
code:

1. Combined Standards for All Middle

Housing

2.Duplexes

3. Triplexes and Quadplexes

4 Townhouses

5.Cottage Clusters

This code features design standards and
examples for each type of middle housing
listed above.

FHC
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https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_B-Large_Cities_Middle_Housing_Model_Code_20201209.pdf

OREGON

Chapter I: Combined Standards for All Middle Housing

This chapter includes five sections; purpose, definitions, applicability, relationship to other
regulations, and examples. This model code includes a vast array of definitions for terms used
in the code relating to missing middle housing types, site specific development standards, and
zone types. This is followed by applicability and exceptions. In terms of relationships to other
regulations this code takes precedence over other standards applicable to middle housing
development.

Attached Triplex Front and  Attached Triplex Side-by-  Stacked Quadplex
Back Side

Source: Large Cities Middle Housing Model Code, p. 8
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https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_B-Large_Cities_Middle_Housing_Model_Code_20201209.pdf

OREGON

Chapter 2: Duplexes

This chapter covers regulations for duplexes including permitted uses and approval processes,
development standards, design standards, and duplex conversions. Duplexes are subject to
the same approval process and development standards as detached single-family dwellings
unless those standards directly conflict with this code.

Stacked Side-by-Side Attached by Garage Walll

Source: Large Cities Middle Housing Model Code, p. 7
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https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_B-Large_Cities_Middle_Housing_Model_Code_20201209.pdf

OREGON

Chapter 3: Triplexes and Quadplexes

This chapter covers the same ground as chapter 2 for triplexes and quadplexes. The
standards for triplexes and quadplexes are not the same as detached single-family dwelling
and duplexes. These standards are laid out in detail and with visual examples in this chapter
and additionally include standards for parking, entry orientation, windows, garages, and
driveway approaches. This chapter ends with conversions to triplexes and quadplexes which
are allowed provided the conversion does not result in non-conformance with the standards
laid out in this code.

Window Coverage Design Driveway Approach Width +
Standards Separation on Local Street

DWELLING | DWELLING | DWELLING ]| DWELLING
UNIT UNIT UNIT UNIT

STREET-FACING FACADE

Agea subject 10 15% window & enfrace G007 COVEIBQE requirament
2o Cualifying window coverage
S5 Oudlifying entrace 000 Coversne

LOCAL STREET

Source: Large Cities Middle Housing Model Code, pp. 15, 18
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https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_B-Large_Cities_Middle_Housing_Model_Code_20201209.pdf

OREGON

Chapter 4: Townhouses

Like chapter 3, this chapter includes development standards that are laid out in detail and
include some visual examples. The standard that differs from the previous chapter is the unit
definition for fownhouses. Unlike the chapter 3 there is no conversion section for townhouses.

Townhouse Unit Definition

® Roof dormer, minumum of 4 feet wide

Ealcony, minimum 2 deet deep and 4 feet wide. Accessible from interior room.

© Bay window extending minimum of 2 feet from facade

@ Facade offset, minimum of 2 feet deep

@ Recessed entryway, minimum 3 feet deep

® Covered entryway, minimum of 4 feet deap

Source: Large Cities Middle Housing Model Code, pp 24

=Y
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https://www.oregon.gov/lcd/Housing/Documents/OAR660046_EXHIBIT_B-Large_Cities_Middle_Housing_Model_Code_20201209.pdf

OREGON

Chapter S: Cottage Clusters

Like chapters 3 and 4, this chapter includes development standards that are laid out in detail
and include some visual examples. The standards that differ from the previous chapters
include, standards for cottage orientation, community buildings, clustered parking, existing
structures and commmon courtyard design standards for cottage clusters. Like the chapter 4
there is no conversion section for cottage clusters.

Cottage Cluster Parking Design Standards

@ Parking allowed in clusters of up to 5 spaces. Clusters separated by minimum 4 feet of landscaping.
Me parking or vehicle area within 20 feet from sireel property line (excepl alley).
@ No parking within 10 feet from other property lines (except alley). Driveways and drive aisles permitted within 10 feel

@ Screening required between clustered parking areas or parking structures and public streets or common courtyards.

@ Garages and carpors must not abut common courtyards. Garage doors for individual garages must not exceed 20 feet in width.

Source: Large Cities Middle Housing Model Code, pp 33
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Case Studies
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Duplex in Denver
Source: C. Noto
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Policy Tools
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CHAPTER 6

Incentives
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Duplex in Denver.
Source: C. Noto



CHAPTER 7

Conclusion
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Rowhome in Denver
Source: C. Noto



