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INTRODUCTION —



Middle Housing Overview—

“Middle housing” means buildings that 

are compatible in scale, form, and 
character with single-family houses 

and contain two or more attached, 
stacked, or clustered homes. (HB1110)



Middle Housing and HB1110—

• Requires 77 jurisdictions across WA to adopt 
development regulations allowing for middle 
housing on all lots zoned predominantly for 
residential use, including:
• Allowing middle housing types
• Minimum unit per lot standards 
• Maximum parking requirements
• Requiring administrative design review if 

used
• Requires that any regulation for middle housing 

cannot be more restrictive than regulations for 
single family detached residences.



Tier 1 (75k+ pop.)

• 4 units per lot (>1000 sf lot)

• 6 units per lot within 1/4-mile 

walking distance of a major 

transit stop 

• 6 units per lot if at least 2 

units are affordable housing 

• Must allow 6 of 9 Housing 

Types

7

HB1110 Tiers—

Tier 2 (25k-75k pop.)

• 2 units per lot (>1000 sf lot)

• 4 units per lot within 1/4-mile 

walking distance of a major 

transit stop

• 4 units per lot if at least 1 unit 

is affordable housing

• Must allow 6 of 9 Housing 

Types

Tier 3 (Less than 25k pop.)

• 2 units per lot (>1000 sf lot)

• No transit or affordable 

housing bonus

• Must allow 4 of 9 Housing 

Types

HB1110 provides requirements for 3 Tiers of 

jurisdictions, organized primarily by population.



Definitions

• X-plex: a residential building with x attached 
dwelling units

• Townhouses: buildings that contain 3+ 
attached units that extend from foundation 
to roof with a yard or public way on not less 
than 2 sides. 

• Stacked Flat: dwelling units in a residential 
building of no more than 3 stories

• Courtyard Apartments: attached dwelling 
units arranged on two or three sides of a yard 
or court

• Cottage Housing: residential units on a lot 
with 20% common open space 

Housing Types per HB1110 

Tier 1 & 2 Cities (6 required)

1. Duplexes

2. Triplexes 

3. Fourplexes 

4. Fiveplexes 

5. Sixplexes 

6. Townhouses

7. Stacked Flats

8. Courtyard Apartments 

9. Cottage Housing

     

HB1110 Housing Types—



Unique Challenges for Middle Housing—

• Sensitive to dimensional 
requirements and existing lot 
sizes

• Parking drives housing type 
viability and site plan

• Small code changes = Big 
impact

Courtesy: ECOnorthwest



Key Considerations—

• Regulatory Approach
• Unit Density

• Development Intensity (FAR)

• Bulk/Form-based

• Typology
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Key Considerations—

• Regulatory Approach
• Unit Density

• Development Intensity (FAR)

• Bulk/Form-based

• Typology

• Zoning Integration
• Modify existing base zones

• New base zone(s)

• Overlay zone(s)

• Code Cross-Referencing
• Parking

• Landscape & Tree

• Utilities

• Stormwater

• Street Improvements



CASE STUDIES—
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Mountlake Terrace

Tacoma

Kirkland



Home in Tacoma—Connection to Overall Housing Strategy



Home in Tacoma—Policy and Code Phases



Home in Tacoma—Overhaul of 

Residential Zoning

Three new Residential Zones

• Low-scale Residential 
• UR-1  4 units per lot
• UR-2  6 units per lot

• Mid-scale Residential
• UR-3  8 units per lot 

• Bonus densities for affordable units 
• Density assumes a typical 6000 sf lot; 4 

units + 2 bonus allowed on pre-existing lots

UR-2 and UR-3 in walkable areas
• Near “complete neighborhood features”
• Near major transit stations

Form-based code defines allowed housing 
types, with design standards that dictate FAR, 
heights and setbacks



Home in Tacoma—Form Based Code and Housing Types



Home in Tacoma—Affordability Bonuses



Home in Tacoma—Amenity Space and Trees



Home in Tacoma—Additional Features

• Non-residential uses (neighborhood retail and personal 
services) 

• Ownership Incentives
o Townhomes allowed in all zones
o Unit Lot Subdivision
o Reduced lot size allowances - 2,500 sq. ft. in UR Zones
o Flexibilities in standards

• Regular monitoring and adjusting (especially for 
incentives)

• Permitting support and training
• New streamlined permitting process for 6 units or less
• Fee waivers for affordable and sustainable projects 
• ADU preapproved designs



Home in Tacoma—Resources

• Home In Tacoma Website 
• Interactive Zoning map
• Updated code
• Development and Design standards
• Topic summary/tip sheets (Zoning, housing 

types, parking, affordability, 
trees/landscaping, unit lot subdivision, non-
residential uses, ADUs)

• Updated Urban Forest Manual
• New Solid Waste Manual
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Mountlake Terrace 
Middle Housing

Christy Osborn

Director Community & 
Economic Development 

Department



Recognize Paradigm Shift

• Pre-planning is essential-Comprehensive Plan, supplementary regulations, look 

beyond focusing on densities only

• Everyone on the bus, bring community, developers, planning commission and 

decision makers early in the process

Incentive Based Approach

• Look for additional ways to incentivize assets your community would like, i.e. tree 

retention, pedestrian accessibility, housing types etc.

Include Development Feasibility Analysis

• Likely outcomes, have honest conversations

• Road test and amend where needed, what is working, what is not working

41

Process Recommendations—



Official Zoning Map—

Residential 1 (2 units/lot)

Residential 2 (4 units/lot)

Residential 3 (no max)

Residential 4 (no max)

Final refinements to zoning map 

to implement Comprehensive 

Plan Vision 2044
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Residential District Standards—

• Updated chapter regulates 

development standards in R-districts 

• Incorporates former single family, 

townhouse, and multifamily districts

• Adds new development bonus 

program 

• Complies with HB 1110

• Updates ADUs for HB 1337 

compliance

• Updates outdoor open space 

requirements



44

Proposed Lot Coverage & FAR Standards—

R-1

R-8400, R-7200

R-2                         
R-4800

R-3                    

RML

R-4
RMM

Lot Coverage by Structures (including ADUs)

Maximum Lot Coverage 
(percent of lot area)

45% 50% 60% 65%

Additional Lot Coverage for 
Bonuses 

+5%
Lot coverage bonuses are not cumulative.

Floor Area Ratio (FAR) 

Maximum Floor Area Ratio 
(FAR)

1 unit: 0.5
2 units: 0.6

1 unit: 0.5
2 units: 0.6
3 units: 0.8
4 units: 1.0

1 unit: 0.5
2 units: 0.6
3 units: 0.8
4 units: 1.0
5 units: 1.2

6+ units: 1.4

Additional FAR for “Stack” 
Housing Form Type

+ 0.5

Maximum FAR for Affordability 
Bonus MTMC 19.30.045.C

3 units: 0.8
4 units: 1.0

5 units: 1.2
6 units: 1.4

1.8 2.4

Additional FAR for other  
Bonuses in MTMC 19.30.045

On site  tree retention: +0.1

Sustainability Certification: +0.1

Alleys: +0.2

Midblock Connections, Half block: +0.2, Full block: +0.4

Improved Parking Courts: +0.1

Shared driveways: +0.1

0.6 FAR
20% LOT COVERAGE

2 UNITS PER LOT

0.8 FAR
27% LOT COVERAGE

3 UNITS PER LOT

1.0 FAR
33% LOT COVERAGE

4 UNITS PER LOT

1.2 FAR
40% LOT COVERAGE

5 UNITS PER LOT

1.4 FAR
47% LOT COVERAGE

6 UNITS PER LOT

1.8 FAR
47% LOT COVERAGE

10 UNITS PER LOT



Development Feasibility Analysis—

To ensure proposed code amendments 
support middle housing feasibility, we:

• Modeled over a dozen middle housing test 

fits based on Mountlake Terrace's existing 

lots, development patterns, and proposed 

standards

• Conducted a pro forma analysis and 

sensitivity testing of each test fit using local 

market data to identify feasibility trends, 
assess potential incentives for bonuses, and 

calibrate proposed standards

• Interviewed local real estate professionals 
to validate analysis results, identify potential 

barriers to development, and get feedback 

on draft code

$51

$84

$54

$84

$84

$10

$60

Selected test fit and pro forma analysis results
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Accessory Dwelling Units—

• Two ADUs may be allowed on any 

lot, except in critical areas

• Must comply with R-district 

standards 

• Size & Scale: 200 to 1000 SF. Adding 

ADUs may increase total floor area 

on the lot by:

• 1 ADU: 1000 SF

• 2 ADUs: 2000 SF

• Garage conversions allowed

• Parking & street improvements not 

required
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Residential Affordability Incentive Program—

• New chapter sets compliance 

requirements for affordability 

bonus program, including:

• Terms

• Project eligibility

• Application procedure

• Approval criteria

• Annual compliance review

• Conforms with HB 1110



1.  Affordable housing 

2.  On-site tree retention 

3.  Sustainability certification 

4.  New alleys 

5.  Midblock Connections 

6.  Improved Parking Courts 

7.  Shared driveways

Development Bonuses—
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Connection Bonuses—

Bonuses for motorized or non-

motorized Midblock 

Connections. Options include:

• connecting across long blocks

• connecting streets or cul-de-
sacs 

• extending streets

Bonuses for Alleys (or partial 

dedications) to:

• consolidate parking, garbage 

& service at rear of lots

• reduce conflicts with primary 

pedestrian zones

• support walkable & active 
streets 
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Residential Design Standards—

• New chapter regulates residential 

design, including:

• General residential design standards

• Housing Form Type design standards

• Design standards for public benefits 
earning development bonuses

• Uses clear & objective language 

and includes dimensional standards

• Uses good & bad precedent images

• Does not dictate style



Housing Form Type Standards—

* Not an HB1110 housing type

HB1110 & COMMON 
HOUSING TYPES

OPEN SPACE TYPE

©Mithun
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Singles

Slots

Rows

Stacks

Courts
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Off-Street Parking & Loading—

• Amended chapter incorporates and 

updates residential parking standards 

to comply with HB 1110 & HB 1337 

• 1 stall per unit is typical, with exceptions 

per state bills

• Updated driveway standards to 

promote walkability, safety and street 

parking, and to support middle housing 

development

• Bicycle requirements included



Discussion—


	Default Section
	Slide 1: A Middle Housing Playbook
	Slide 2
	Slide 3
	Slide 4: INTRODUCTION —
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14: CASE STUDIES—
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25
	Slide 26
	Slide 27
	Slide 28
	Slide 29
	Slide 30
	Slide 31
	Slide 32
	Slide 33
	Slide 34
	Slide 35
	Slide 36
	Slide 37
	Slide 38
	Slide 39
	Slide 40
	Slide 41
	Slide 42: Official Zoning Map—
	Slide 43
	Slide 44
	Slide 45
	Slide 46
	Slide 47
	Slide 48
	Slide 49
	Slide 50
	Slide 51
	Slide 52
	Slide 53: Discussion—


