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Welcome to the  
Missing Middle Housing Forum! 

August 14, 2019 

Co-hosted by the City of Coeur d’Alene, Coeur d’Alene Association of REALTORS, and CDA 2030 
Keynote Speaker: Tony Perez, Opticos Design 



Welcome & Introductions  
– Coeur d’Alene Mayor Steve Widmyer 



Opening Remarks 
- Hilary Anderson, Coeur d’Alene Community Planning Director 



Thank you to our Sponsors! 
Paid for by a housing grant from the  

National Association of REALTORS and sponsorship 
assistance from the City of Coeur d’Alene,  
Coeur d’Alene Association of REALTORS,  

Idaho Housing & Finance Association,  
Mountain West Bank, Parkwood Business Partners  

& Widmyer Corporation.   

Additional thanks to our In-Kind Sponsors: CDA 2030, 
North Idaho College, and SpringHill Suites! 



Why are we here? 



How have other states reacted? 



Urban Land Institute 
addresses Attainable Housing 



Coeur d’Alene’s Reaction 
 

• ADU Code Amendments – City Council on August 20 

• Missing Middle Survey & Forum  
with community partners and Opticos Design 

• Infill & Missing Middle Housing Code is next 

• Envision Coeur d’Alene (Comprehensive Plan Update, 
Vision Validation & Implementation Plan) 
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Missing Middle Housing 
Survey Results 
Tuesday, August 13, 2019 
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Date Created: Wednesday, July 24, 2019 

178 
Total Responses 

Complete Responses: 178 

Thank you for participating in the 
Missing Middle Housing 

Survey and Forum! 



Q1: Do you believe the current housing prices are keeping community 
members from buying homes? 

Answered: 178    Skipped: 0 



Q1: Do you believe the current housing prices are keeping community 
members from buying homes? 

Answered: 178    Skipped: 0 



Q2: Do you believe rent prices are forcing community members to seek rental 
units in outlying areas? 

Answered: 178    Skipped: 0 



Q2: Do you believe rent prices are forcing community members to seek rental 
units in outlying areas? 

Answered: 178    Skipped: 0 



Q3: Do you think housing affordability is an issue that needs to be addressed at a 
local and regional level? 

Answered: 178    Skipped: 0 



Q3: Do you think housing affordability is an issue that needs to be addressed at a 
local and regional level? 

Answered: 178    Skipped: 0 



Q4: What types of missing middle housing would be compatible in existing 
neighborhoods?  (Rankings: 1 is most compatible and 9 is least compatible) 

Answered: 175    Skipped: 3 



Q4: What types of missing middle housing would be compatible in existing 
neighborhoods?  (Rankings: 1 is most compatible and 9 is least compatible) 

Answered: 175    Skipped: 3 



Q5: Is there a need for more housing choices (e.g., more variety in the type of 
housing that is built) in our community? 

Answered: 178    Skipped: 0 



Q5: Is there a need for more housing choices (e.g., more variety in the type of 
housing that is built) in our community? 

Answered: 178    Skipped: 0 



Q6: What are the top barriers to development of missing middle housing in our 
community? 

Answered: 164    Skipped: 14 



Q7: Why are developers/home builders not building more of a variety of housing 
product types?  (This includes both for sale and for rent housing)  

Answered: 163    Skipped: 15 



Q8: What ideas/suggestions do you have to help incentivize these types of 
housing? 

Answered: 155    Skipped: 23 



Q9: Should missing middle housing be encouraged citywide or only within 
designated areas initially? 

Answered: 176    Skipped: 2 



Q9: Should missing middle housing be encouraged citywide or only within 
designated areas initially? 

Answered: 176    Skipped: 2 



Kootenai County Conditions 
- Population Growth & Housing Market 
 from Idaho Department of Labor 
 



Population Growth by Age Group 
Net Growth since 2001 
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Source: US Census Bureau 



The Housing Market 
Price Disequilibrium? 
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The Housing Market 
Price Disequilibrium? 

Source: US Census Bureau, Zillow Analytics 



Moderated Panel Discussion 



Panelists: 
 
• James Casper, Habitat for Humanity, Executive Director 

• Steve Wilson, Coeur d'Alene Chamber of Commerce, Executive Director 

• Derek Miller, Kootenai Health, Executive Director of Facilities & Support Services 

• Josh Suhr, Coeur d'Alene Association of REALTORS, President-Elect 

• Jimmy McAndrew, Mountain West Bank, RE Sales Manager 

• Jack Hawkins, IHFA, HOME Programs Manager 

• Allen Dykes, North Idaho Building Contractors Association, President 
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Tony Perez, Opticos Design – 
Keynote Speaker 



Tony Perez, Senior Associate & Director of Form-Based Coding 
An expert at working with communities to establish and translate policy 
direction into clear and implementable development standards  
 
With 28 years of experience—including 12 as a public sector planner and the 
past 16 as a consulting professional writing Form-Based Codes—Tony 
provides his clients with both sharp focus and broad perspective to ensure 
that development standards articulated are capable of implementing policies 
and delivering expected visions. Fluent in the language of urban design and 
architecture, Tony is able to extract maximum information and direction out of 
a vision while asking important questions of designers and stakeholders in 
the process. A leader in advancing the practice of Form-Based Coding, Tony 
has authored or co-authored over 25 zoning codes and peer-reviewed or 
contributed to over 20 others, ranging in scale from small to citywide. As a 
Form-Based Codes Institute board member and instructor, he increasingly 
enjoys working with public sector planners across the U.S. to train them in 
using and explaining Form-Based Codes. He teaches Form-Based Planning 
and Coding to graduate and undergraduate students in major universities, 
and he is currently nearing completion of a case study book titled The 
Mexican Patio House, which analyzes 30 patio house buildings ranging from 
small urban houses to civic buildings to haciendas from Central Mexico. 
 
Fun Facts: 
Dog Breed: Toy poodle 
Bicycle: Clocc road bike 
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Missing Middle Housing Coeur d’Alene, Idaho
August 14, 2019

Presenter: 
Tony Perez
Senior Associate
tony.perez@opticosdesign.com



SECTIONWhat is the 
Problem? 1

Why Is This So Important 
to Discuss?

3



Walkable Cities are Thriving Cities

4



60% favor
neighborhoods with

walkable mix of
houses

and stores

~National Association
of Realtors

5



56% of millennials 
and

46% of boomers
want to live in more 

walkable neighborhoods

~American Planning
Association
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Office tenants prefer
locations in walkable 

urban environments by

4:1 margin
~NAIOP Commercial Real

Estate Dev’t Assoc.
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City Living is not the only version of ‘walkable’

8



Neighborhood Living can be ‘walkable’

9

Replace w aerial 
showing proximity



Only Three Choices. People Want More!

Townhouse

Apartment/Flat

11

Detached Single-Family House



Shifting Demand for Walkable Living and MMH

Single Family
39%

Mobile Homes
2%

Multifamily
15%

Condos
10%

Townhomes
34%

Millennials (25-34)

59% Looking for MMH

Single Family
71%

Mobile Homes
2%

Multifamily
7%

Condos
9%

Townhomes
11%

Baby Boomers (55-64)

27% Looking for MMH
12



Shrinking Household Size

of households are single person

Nearly

30 % Do you think 30% of 
homes being built in 
your community are 
designed for single 
person households?

- U.S. Census Bureau
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Shrinking Household Size

of households without children by 2025

75-85 %

- U.S. Census Bureau

Family is being 
redefined. 

It is very different from 
the nuclear family of the 
1950s + 1960s…

but we are still building 
for this.
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We Have a Rapidly Aging Population

One in Three Americans
is 50 or older…. 

Is your community a great place 

for people of all ages?

By 2030, one out of every 
five people in the US will 
be 65+

Will your community 

be ready?

15



Where to Retire

~Home.one

Baby Boomers Retire Every Day
For Next 15 Years

No retirement savings Avg. Social 
Security: $1,341/mo

Half
in US to live on $1,341/mo

Nowhere10,000

17



15
Income Dedicated to Rent

By 2025, nearly 15 million U.S. 
households will devote more than half 
of their income to rent

~Joint Center for Housing Study  
Harvard University

Million 
Households
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Location, Location, Location

20th
Century
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Location, Location, Location

20th
Century

21st
Century

20



SECTIONWhat is Missing 
Middle Housing? 2

Getting it Right: It’s 
Not Just Medium-

Density Housing

21



Missing Middle Housing

House-scale buildings
with multiple units

in walkable neighborhoods

22



The Types

Communicating with 

Your Community 

about allowing

Housing Choices 
beyond Single-Family

23



Carriage House (ADU)

24



Duplex: Side-by-Side

Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Bungalow/Cottage Court

Typical Lot Size Density
(5 units / lot)

Density
(6 units / lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre

Winston-Salem: Missing Middle Housing 26



Bungalow/Cottage Court

27



Triplex
Typical Lot Size Density

(3 units / lot)

75’ x 150’ 17 du/acre

60’ x 100’ 22 du/acre
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Fourplex

Typical Lot Size Density
(4 units / lot)

75’ x 150’ 23 du/acre

60’ x 100’ 29 du/acre
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Multiplex: Small

Typical Lot Size Density
(5 units / lot)

Density
(6 units / lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre
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Townhouse

Typical Lot Size Density

25’ x 125’ 14 du/acre

25’ x 100’ 17 du/acre

20’ x 75’ 29 du/acre
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Courtyard

32

Typical Lot Size Density
(8 units / lot)

Density
(12 units / lot)

125’ x 150’ 18 du/acre 28 du/acre

100’ x 100’ 34 du/acre n/a



Multiplex: Large

33

Typical Lot Size Density
(8 units / lot)

Density
(12 units / lot)

75’ x 125’ (6 units) 28 du/acre (6) 37 du/acre (8)

125’ x 150’ 18 du/acre 28 du/acre

100’ x 100’ 34 du/acre n/a



Multiplex: Large

34

Typical Lot Size Density
(10 units / lot)

65’ x 125’ 54 du/acre (6)

100’ x 100’ 43 du/acre



SECTIONWhere Do You Find 
Missing Middle Housing? 3

35



Missing Middle Housing: Coeur d’Alene, ID

4-plex 4-plex

Townhouses
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Missing Middle Housing: Spartanburg, SC

4-plex 4-plex

Duplex
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Missing Middle Housing: Greenville, SC

Multiplex Small

Multiplex Small

Duplex: stacked
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Missing Middle Housing: Winston-Salem, NC

Multiplex: Small Fourplex

Duplex
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Missing Middle Housing: Tampa, FL

Multiplex: Small Courtyard

Fourplex
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Missing Middle Housing: Denver, CO

Townhouse Multiplex: Small

Duplex: Side-by-Side

Fourplex
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Missing Middle Housing: Salt Lake City, UT

42



Missing Middle Housing: Detroit, MI
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Missing Middle Housing: Boise, ID

44

Multiplex Small



Missing Middle Housing: Atlanta, GA
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Missing Middle Housing: Pasadena, CA

46

Cottage Court

Multiplex Small

Multiplex Large



Missing Middle Housing: New Orleans, LA
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Strategy 1: 
Distributed Throughout a Block with Single-Family Homes

48



Strategy 2:
On the End-Grain of a Single-Family Block
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Strategy 3: 
Transition from Single-Family to Higher-Density Housing

50



Strategy 4: 
Transition from Single-Family to a Mixed-Use Corridor

51



Current Example: 
Greenville, SC

52

How much of Greenville is 
walkable?

What areas could be retrofitted 
with amenities to become 
walkable?



SECTIONWhat are the 
Important 

Characteristics?
4Getting it Right:                                

Missing Middle Housing is Not Just 
Medium-Density Housing

53



1. Located in a Livable Community (Walkable Context)

Characteristics of Missing Middle Housing

54



What Can I Walk 
To?
Many Buyers’ #1 question

55



Millennials and 
Boomers Want 
This!

$

Photo courtesy of the Michigan Municipal League
Icons by Freepik from www.flaticon.com

56

http://www.flaticon.com/


AARP Livability Index

57



1. Located in Livable Community (Walkable Context)

2. Compatible with Single Family Homes

Characteristics of Missing Middle Housing
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3 Units, Looks 
Like a House
Triplex Achieves Average 
Densities of 16 du/acre

“House-Scale”
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1. Located in a Walkable Context

2. Compatible with Single Family Homes

3. Small, Well-Designed Units

Characteristics of Missing Middle Housing
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Units Below 
1,000 SF
Smaller Units Need More 
Design Consideration

How Many 1,000 SF or Smaller Units 
Are on Market Right Now?

61



Units Below 
1,000 SF
Do Not All Need to Be This 
Small/Tiny House
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1. Located in a Walkable Context

2. Compatible with Single Family Homes

3. Small, Well-Designed Units

4. Provide Fewer Off-Street Parking Spaces

Characteristics of Missing Middle Housing
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Housing for People Not Cars

Many codes ask for 2 parking spaces 
per unit plus 1 guest parking space. 
This is more space for cars than 
people.

3 spaces = 

1,050 SF 
square feet for parking (average 350 sf per space including access drives)

64



Cost Impacts of Parking on Housing

Number of Parking 
Spaces Required

Average Monthly Rent 
Impact 
(Per Bedroom)

Income Required 
for Affordability

2 spaces $1,404 $51,000

1.5 spaces $1,195 $41,000

1 spaces $993 $36,000

2$Spaces$/$Unit

Income(required(for(affordability:($51,000(

1$Space$/$Unit

Income(required(for(affordability:($43,000(

No$OnJSite$Parking

Income(required(for(affordability:($36,000(

65Source: Fregonese Associates



Provide Choices

We Have Done a Better Job 
Proving Spaces for Cars Than for 
People

Max 1.5 Space/Unit, but Ideally Lower.
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1. Located in a Walkable Context

2. Compatible with Single Family Homes

3. Provide Small, Well-Designed Units

4. Provide Fewer Off-Street Parking Spaces

5. Simple Construction/Affordability by Design

Characteristics of Missing Middle Housing
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Simple Construction, Affordable by Design

68



Simple Construction, Affordable by Design
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1. Located in a Walkable Context

2. Compatible with Single Family Homes

3. Provide Small, Well-Designed Units

4. Provide Fewer Off-Street Parking Spaces

5. Simple Construction/Affordability by Design

6. Create a Strong Sense of Community

Characteristics of Missing Middle Housing
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Within the Project or Neighborhood

Conover Commons: Redmond, WA

71



Not a Mono-Culture of One 
Type

72



New developments 
should mix a diversity of 
housing choices within 
each block

Mixed within New Communities

73



SECTIONWhat Barriers Exist to Creating 
Diverse Housing Choices? 5

Communities that want to be more 
livable need to provide a more diverse 

set of housing choices.

75



Zoning is Just One Piece of the Puzzle

Missing Middle 
Housing 76



Support

Where is your community on this spectrum regarding Missing Middle Housing Types?

How can you help your community increase support?

Not Allow Disincentivize Allow Incentivize Require

1

2

3

77



Awareness/Knowledge

- Over the past 70 years the 
development community lost the 
knowledge of how to build these 
types

- Combine that with zoning does
not allow full range of these
types

- General public does not know 
these types exist

How to Address:

Lead walking tours of 
neighborhoods that have a 
mix of housing types. 
Having people see these 
types integrated into 
neighborhoods is one of 
the best ways to increase 
knowledge and advocacy.
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Stop Using Density as a Term

79

How many neighborhoods do you 
feel would be open to ”increasing 
density” as a general concept?

Alternative terms:

Housing choice

Options



Stop Using “Multifamily” as a Term

80

Brings up negative connotations / 
images to most people

Alternative terms:

Housing choice

Options



Stop Using “Upzoning” as a Term

81

Brings up negative connotations / 
images to most people

Alternative terms:

Housing choice

Options



Use Clear Imagery, Missing Middle Types
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Financing

- Lack of “Comps” to get a loan 
requires comparable built results

- Some missing middle types 
trigger commercial loan terms.

How to Address:

Work with local banks

“Comps” will be built

Owner-occupied buildings 
4 or less units usually 
qualify for residential loan 

Public/Private 
Partnerships, Affordable 
Housing Trusts/Builders
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Policy and Regulations

- Many utilities or municipalities 
require separate water and 
sewer taps

How to Address:

Work with local utilities to 
allow ADUs, cottage courts 
and other types with small 
units to share an existing 
water and/or sewer tap
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Policy and Regulations (continued)

- Comprehensive Plans and Zoning 
often limit development by 
restricting the number of 
dwelling units per acre

- Parking requirements do not 
always acknowledge location of 
these types

How to Address:

Change comprehensive plan 
to allow for diverse housing 
options

Change zoning to regulate 
the form of buildings not 
dwelling units per acre

Work on specific parking 
regulations for Missing 
Middle Housing types
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Ineffective Regulations
Produced Incompatible Infill

This is What Most People 
Visualize When They Hear the 
Terms Multi-Family or 
Apartments

87



Effective Regulations
Same Density better results

88



Density is ineffective as a regulation

89

5 units: 29 per acre60 units: 30 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number

90

2 units: 12 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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3 units: 14 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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5 units: 17 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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6 units: 18 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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6 units: 82 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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4 units: 27 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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10 units: 20 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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5 units: 29 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number
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12 units: 19 per acre



Density is ineffective as a regulation
Unpredictable

Does not recognize good form

Never the right number

99

4 units: 24 per acre



Conventional  Planning 
and Zoning

Conventional Planning and Zoning is 
not Working to Deliver Housing 
Choices and Has Given “Density” a Bad 
Name
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Integrating More 
Effective Zoning

Form-Based Approach to Zoning is Most 
Effective
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Most Zoning Does Not See A 
Difference in These Two 
Buildings

Why Does This Matter?
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Missing Middle Housing Is Not 
Easily Classifiable Based within 
Planning and Zoning Systems

Why Does This Matter?

SF
MF

Single Family

Multi-Family
103



Why is a Form-Based 
Code Necessary? 

Ensure House-Scale Buildings

This multiplex extends most of the 
length of the lot. Current stands do not 
address building size.
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50’ x 150’ lot
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Allowed by Zoning: 35’ Tall Single-family House
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Allowed by Zoning: 3-unit Multi-family

107



Not Allowed: More Compatible w/ More Units

108



Why is a Form-Based 
Code Necessary? 

Ensure House-Scale Buildings

House-Scale building size is critical

Main Body and Wings articulate form
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Form-Based Coding Delivers Missing Middle Housing

110



Resources for Form-Based Codes

111



SECTIONWho is Building Missing 
Middle Housing 6

112



Small Developers

The Primary Builders of Missing Middle

113



Production Builders 
Utilizing Missing Middle to 
Achieve Attainability
How Far Can We Push Them in Short Term 
to Address the Demand?

114





117
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Message to Builders in Your Communities

They Perform! 

Highest Per 
Square Foot 
Sales Prices of 
Any Attached 
Housing
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Create a Neighborhood: 600 Mixed Units on 40 
Acres in Papillion, NE

Type #
Courtyard 12
Mansion Apartment 103
Multiplex Small 114
Tuck-Under Townhouse 48
Townhouse-Over-Flat 90
Live/Work 18
Forecourt Apartment 96
4-Story Corridor Apt. 91
Tree House 6
Carriage Houses 30-40
TOTAL 608-618
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Main Street at Its Core: Critical for Walkability

Type #
Courtyard 12
Mansion Apartment 103
Multiplex Small 114
Tuck-Under Townhouse 48
Townhouse-Over-Flat 90
Live/Work 18
Forecourt Apartment 96
4-Story Corridor Apt. 91
Tree House 6
Carriage Houses 30-40
TOTAL 608-618
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Six MM Building Types Composed from the Same 
Unit Plans

123



Progress as of July 2019
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“Its time to rethink and 
evolve, reinvent and 
renew.”
What’s Next - Urban Land Institute

126



The Market is Waiting.

How Will You Respond?



10 Minute Break 
(Please return by 10:20am) 



Roundtable Discussions 
Visit 3 tables (20 minutes each) 
plus Interactive Exercise (Round Two) 



Roundtable Reports 



Concluding Statements  
& Next Steps – Tony Perez, Opticos Design 



Thank you for attending! 
Please help us in thanking our panelists, Opticos Design and our sponsors! 
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