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Are there benefits?

Strengthen Local 
Economy
MMH can support small local 
businesses, incubators, corner 
grocery stores, home offices 
and other uses that create 
centers of community activity. 

Increase Local Home- 
Ownership
Housing costs are at an all-
time high due to the housing 
shortage. Encouraging MMH 
will provide more housing, 
meet the unmet demand, and 
allow for lower-cost housing 
types throughout the city.  

Increase Housing  
Options
MMH responds to shifting 
household demographics with 
housing choices for many groups: 
downsizing families, singles, first-
time home buyers, co-living/co-
housing communities, and multi- 
generational households.

Enhance Economic 
Opportunity
MMH can provide opportunity 
for passive income and help 
build generational wealth. It 
allows small-scale, incremental 
local housing development 
that can be financed by the 
average homeowner. 

Lessen Climate Impact
Smaller homes typical of MMH 
have a smaller carbon footprint 
than larger homes. When 
efficiently sized and designed, 
compact homes require less 
energy to heat and cool.

Reduce Housing  
Inequity
Historically, MMH provided 
lower-income households an 
opportunity to attain quality 
living. With increasing housing 
costs, MMH can reduce racial 
and socio-economic disparities 
reinforced by single-unit 
zoning.

Promote Sustainable 
Living
MMH helps create a more 
sustainable city by providing 
housing closer to employment, 
transit, and amenities, 
reducing  greenhouse gases 
and air pollution.

Support Neighborhood 
Regeneration
MMH supports diverse 
neighborhoods that foster a 
sense of community. It provides 
ways for local residents, builders 
and civic leaders to reinvest in 
their neighborhoods, create 
new housing and add value.

Missing Middle can increase local home-ownership and 
empower residents to invest in their community one 
housing project at a time, while building generational 
wealth for their families.

Who Would Benefit From MMH?
 ■  Aging adults, retirees and others looking to downsize

 ■  Single-person households, couples and small families

 ■  Multi-generational and large families

 ■  Roommates and co-living groups

 ■  Entry-level homebuyers

 ■  Working middle-class

 ■  Renters looking for more options

 ■  Small-scale builders 

 
 
 

 

We are retirees .  
We need a smaller home
that is easier to maintain.
We prefer not to drive and
would like to be close to
stores and parks.  

We are roommates. 
We need a three-bed-
room unit with space to 
host. We are not into 
yard work, and do not 
need a backyard. 

We are a family with 
young kids. We don’t need 
a large house but would 
love a small backyard for 
our kids and dog. It’ll be 
great if we could walk or 
bike our kids to school!

 

We are a couple. 
We’re looking to rent a 
small home where we 
know our neighbors. 
We want to be able to 
walk to shops and 
restaurants. A shared 
garden will be lovely!

I am a single person. 
I’m just starting my 
career and can’t afford 
high rent. I need a 
small studio that's 
bikeable to downtown 
where I work.

Tell us what 
you think!

ASHEVILLE MISSING MIDDLE 
HOUSING STUDY

C I T Y  O F  A S H E V I L L E  •  C O M M U N I T Y  &  E C O N O M I C  D E V E L O P M E N T  A N D  P L A N N I N G  W I T H  O P T I C O S  D E S I G N
www.ashevillenc.gov/projects

/missing-middle-housing-study/

Asheville MMH Study
Advisory Working Group Meeting #2

City of Asheville

July 27th 2023

Sacramento Missing Middle Housing AnalysisSub-Consultant  Bios 55

ALEX STEINBERGER
MANAGING PARTNER

EDUCATION ABOUT

SELECTED PROJECTS 

Alex is an urban planner and economist with a strong foundation in geographic information 
systems (GIS). He has over 10 years of experience working in the field of urban planning with 
a specialty in land use modeling. He has built and calibrated numerous scenario planning 
tools and was instrumental in the development of one of the most widely-used scenario soft-
ware packages on the market: Envision Tomorrow.

Alex’s work at Cascadia Partners focuses on zoning, economic, and policy analysis. He has 
experience working at a range of scales, from site-specific redevelopment projects to city-
wide zoning code updates.  In every project, Alex employs cutting edge planning tools and 
techniques with an eye for communicating complex topics to non-tech-nical audiences. His 
experience has taught him that technical analysis is only as useful as the story it is able to tell.

Master of Urban and Regional Planning
Portland State University

Bachelor of Arts, Economics 
University of California, Los Angeles

WORK EXPERIENCE
Managing Partner, Cascadia Partners   
April 2018 to present

Project Manager, Fregonese Associates 
September 2012 to April 2018

Assistant Planner, ODOT
November 2011 to August 2012

StanCOG Regional Housing Needs Assessment (RHNA)
Stanislaus County, California (2021)
Alex is currently serving as project manager and principle-in-charge for Stanislaus County’s 
Cycle 6 RHNA process.  Along with a dynamic team of analysts and housing policy spe-
cialists, Alex is helping the Stanislaus Council of Governments (StanCOG) achieve regional 
consensus while ensuring that the distribution of housing need within the region furthers all 
five of the California Department of Housing and Community Development (HCD) statutory 
objectives.  The project recently achieved a major milestone – recommendation of a RHNA 
methodology to StanCOG’s Policy Board – and is expected to attain certification from HCD 
in early 2022.

SACOG MTP/SCS Build Out Analysis
Sacramento Region, California (2021)
Since late 2020, Alex has overseen Cascadia Partners’ work on an ambitious analysis of the 
development regulations in each of the Sacramento region’s 26 jurisdictions.  This analysis 
seeks to help the Sacramento Area Council of Governments (SACOG) better understand the 
development capacity that currently exists across its member jurisdictions and how state 
mandates, such as SB 9 and SB 10, may change that capacity going forward.  This analysis 
will ultimately be used to inform scenario development as part of SACOG’s 2024 MTP/SCS.  

Tigard Triangle Equitable Urban Renewal Plan
Tigard, Oregon (2018 - 2020)
Alex served as the scenario planning and analysis lead for the City of Tigard’s Equitable Ur-
ban Renewal Plan. This effort involved detailed scenario modeling of proposed capital proj-
ects such as trails, pedestrian bridges, and streetscape enhancements. For each proposed 
project, Alex analyzed the direct and catalytic impact and provided a range of performance 
metrics to community stakeholders. The project resulted in a budget-constrained funding 
package that directly reflected community desires for improvements that mitigated the 
potential for gentrification and displacement.

971.808.2366   |  steiny@cascadia-partners.com



Agenda for Today’s Meeting

Put the following in the Chat

1. Name

2. Organization you 
represent and your role

Part I:  Project Updates
Introductions for new members
Quick Overview of Project
Posters & What We’ve Heard

Part II: Analysis & Barriers Memo
Ch. 1 – Housing Need Analysis 
Ch. 2 – MMH-Ready Locations
Ch. 3 – Zoning Barriers 

Questions/Discussion
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The purpose of the study is to…

Asheville MMH Study | Advisory Working Group Meeting #2

identify regulatory & 
policy barriers that 
negatively impact the 
production of housing 
supply and to develop 
recommendations to 
help Asheville better 
align regulations with 
city goals to promote 
growth that occurs 
responsibly

Review of current 
policy, zoning, and 

previous studies

Analysis of 
barriers & 

opportunities

Missing Middle Housing 
Report & Recommendations

Site Testing 
& Feasibility 

analysis

Displacement 
Risk 

Assessment
Public 

Input & 
Feedback 

Loop

Public 
Input & 

Feedback 
Loop
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Project Timeline

Asheville MMH Study | Advisory Working Group Meeting #2

April: Review of current policy, background documents, and documentation trip.

May/June: Stakeholder interviews. Consultant team preparing Analysis Memo. 

July 5th – August 11th: Renter’s survey open

July 27th: Advisory Working Group Session on analysis of barriers/challenges

August 4th: Public Workshop

August: Consultant team to prepare final recommendation reports

September: Advisory Working Group Session on recommendations

September: Final MMH Study & Strategic Plan with Displacement Risk Assessment

Next Steps: City to use recommendations inform future changes to the city 
development code

5



Role of the Advisory Group

Key milestones: 

• AWG Meeting #1: Kick off meeting

• Attend Missing Middle Housing
Presentation (optional)

• AWG Meeting #2: Provide feedback on
initial analysis 

• Attend Public Workshop (optional) 

• AWG Meeting #3: Provide feedback on 
study recommendations

Provide honest feedback & 
guidance

Attend meetings at key milestones

City staff available to support work

Advisory group meetings are open 
to the public

Discuss this project with others!

Asheville MMH Study | Advisory Working Group Meeting #2 6



Outreach Plan 
Overview
Advisory Group input at key 
milestones

Stakeholder interviews

Renter’s Survey

Public Workshop in August

Roadshow Posters to be used for 
neighborhood & small group 
meetings in next phase

Asheville MMH Study | Advisory Working Group Meeting #2

!is  

Welcome
We are glad you have joined us to share information and 
ideas about the Asheville Missing Middle Housing Study. 
Your questions, participation, and support will help guide 
analysis and recommendations as we work together to 
create more housing choices for everyone.

About This Study
The purpose of the study is to identify 
regulatory or policy barriers that 
negatively impact the production 
of housing supply and to develop 
recommendations that help align 
Asheville's regulations with the city 
goals of promoting growth that occurs 
responsibly and supporting a diverse 
housing supply. These goals are stated 
in, Living Asheville: A Comprehensive 
Plan for our Future which was adopted in 
2018. Furthermore, the study supports the 
City Council's strategic goal of equitable, 
stable, and affordable housing.

How Can I Participate?
The MMH study relies on active 
community participation. The following 
events hosted throughout this process 
provide an opportunity for learning and 
gathering feedback: 

 ■  Public Presentation on April 25th:   
 Building Our City Speaker Series on   
 Missing Middle Housing

 ■  Public Workshop on August 4th          
 to gather community input and   
 feedback on housing barriers and   
 opportunities

 ■  Missing Middle Housing Rental    
 Survey, provide your input here: 

 https://publicinput.com/f1080

 ■  Provide feedback on the draft report,  
 available in late August on the project  
 website.

 ■  Following the final report, attend   
 small group neighborhood        
 workshops led by City staff to discuss  
 the  recommended zoning changes   
 and future housing strategies.

 ■  Sign up on the project website             
 to receive updates, review the    
 analysis, participate in surveys, and   
 find information on future events.

Please visit www.ashevillenc.gov/
projects/missing-middle-housing-
study/ to learn more about the project. 
You can also use the QR code located at 
the bottom of this page to access all links 
noted above.   

Project Deliverables 
The MMH study will share its findings through three key  
reports, which will be available on the project website in:

1. Housing Analysis Memo 

(Citywide Place-Based Analysis and Regulatory Barriers 
Initial Analysis)

2. Displacement Risk Assessment  
(Citywide Assessment of Displacement Risk and Strategies)

3. Missing Middle Study and Strategic Plan  

(Zoning and Policy Recommendations)

Desired Outcomes
 ■  Identify regulatory or policy barriers   
 that negatively impact the production  
 of housing supply

 ■  Develop recommendations to better  
 align regulations with city goals of         
 encouraging responsible growth         
 and increasing and diversifying the   
 housing supply

 ■  Promote infill development and   
 diversity in housing supply

 ■  Support the development of MMH   
 within the City of Asheville

Project Timeline
The project kicked off in Spring 2023 and will span until 
Fall 2023. The project timeline includes workshops at 
key project milestones to maximize opportunities for 
participation.

Q&A
How is this project being funded?
In 2022, Asheville’s City Council allocated 
$85,000 in one-time funding to the FY 
2022-23 budget for a Missing Middle 
Housing study. The Department of 
Planning and Urban Design (PUD) 
is conducting the study with the 
Department of Community and Economic 
Development (CED), which contributed 
$30,000 to expand the study's scope with a 
Displacement Risk Assessment.

How was the consultant 
selected?
Opticos Design, Inc and Cascadia Partners 
were selected from a competitive Request 
for Proposals (RFP) process and approved 
by the Asheville City Council on February 
28, 2023.

Will there be public input?
An in-person workshop, an interactive 
project website, surveys and polls, and 
self-guided materials on Missing Middle 
Housing are providing opportunities for 
input and feedback. 

In addition, project milestones are being 
reviewed by an Advisory Working Group 
composed of participants from a diverse 
range of community members.

The team is also conducting stakeholder 
interviews with numerous design and 
development professionals, Affordable 
housing providers and advocates, and 
representatives from various Asheville 
neighborhood associations.

What will the study do?
This study will carry out analysis 
of existing regulatory and zoning 
barriers, test for financial feasibility, and 
study displacement risk. Guided by 
community input, the study will make 
recommendations to enable Missing 
Middle Housing in Asheville.

To learn more about Missing Middle Housing 
please visit www.missingmiddlehousing.com

Tell us what 
you think!
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of renters spend 
more than 30% of 
their income on 
rent

45%
of residents are 
renters, a 10% 
increase since 
2010

53%
of residents 
live below the 
poverty line

12%

decrease in new 
housing permits 
since 2010

50%
unit per 
household ratio, 
a decrease from 
0.76 in 2010

0.47

Source: Asheville 2018 Comprehensive Plan

Source: Maphill.com

Source: US Census

increase in 
housing value 
since 2012

32%

Source: Asheville 2018 
Comprehensive Plan

of existing 
residential zones 
permit only 
Single-Family

66%

Supply Not Keeping Up
Since 2011, building permits for 1,550 new 
units have been issued. However, the City 
has added around 3,300 new households. 
This results in a ratio of only .47 units per 
household meaning supply is not keeping up 
with demand.

Asheville Is Growing
Asheville has a population of 94,000 (US census, 2022). According 
to the Comprehensive Plan, the City of Asheville is projected to 
continue adding new residents at a rate of about 1.1% per year. 
If this rate is realized, the City would achieve a total population 
of 110,000 by 2040. Missing Middle Housing (MMH) can add 
housing without substantially changing the feel or scale of the 
neighborhood. As demographics shift and more people desire 
walkability and non-single family options, MMH can provide an 
important tool to meet its housing needs.

110,000 New residents projected by 2040

Our housing challenges
As the city strives to enable available housing for all, 
Asheville faces many unique housing challenges.

Challenging Topography 
and Limited Land
Asheville's topography creates a barrier to 
new development in the form of difficult 
access, increased construction costs, and 
limited buildable area. Asheville is growing 
in population but there is a lack of land 
availability which requires a different approach 
that explores a wider range of housing 
choices especially tailored for the particular 
constraints of Asheville's mountainous terrain.

Housing is Unaffordable
Asheville has experienced a decline in affordability. The average cost of a house has increased  
by 40% since 2011, leading to less and less home owners. Approximately 25% of households 
are in need of units that rent for less than $400 a month. Further exacerbating the demand 
for more housing options, Asheville experiences more seasonal home occupancy than other 
similar cities which takes many units off of the market.

Regulatory Challenges
Current regulations incentivize mostly single-family developments 
or large-scale multifamily apartments. This study aims to identify 
regulatory barriers for multi-unit, house-scale buildings that fit into 
the context of walkable neighborhood. The following are initial barriers 
identified by stakeholders, planning staff, and the consultant team: 

7,500 New homes needed by 2040

Source: Asheville 2018 Comprehensive Plan

What People Say They Want
Across the US, 27% of baby Boomers and 59% of Millenials say they 
are looking for new MMH options includes townhomes, condos 
and small multifamily. Generation X are saving for kids’ college 
expenses, retirement, and caring for aging parents. They also show 
a preference for smaller, starter homes that are more affordable.

Asheville is Changing
Asheville is attracting more millennials and baby boomers with a 
40% increase in both since 2000.  As of 2021, over 50% of residents 
are within these two age groups. Asheville's existing housing stock 
does not always meet the needs and desires of these groups.

 ■ Multifamily design standards do not meet 
development realities and or original intent 
of these tools. 

 ■ Mininum parking requirements are too high 
for small scale development

 ■ Street standards required for new access 
create high upfront development costs

 ■ Parking access and driveway standards are 
too wide for existing lots 

 ■ Minimum lot size standards are too large, 
especially in zones RS2 and RS4

 ■ Side setbacks are too large in some zones 
especially on existing narrow lots

 ■ ADU's are restricted to single-family homes 
and are capped at 800 sq. ft. max.

 ■ Height restrictions in residential zones 
are the same across most zones and are 
not calibrated to context, which creates 
opportunity for out-of-scale "tall-skinny" 
construction in low density neighborhoods 
while limiting development in higher 
intensity zones.

Millenials Baby Boomers

Tell us what 
you think!
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Are there benefits?

Strengthen Local 
Economy
MMH can support small local 
businesses, incubators, corner 
grocery stores, home offices 
and other uses that create 
centers of community activity. 

Increase Local Home- 
Ownership
Housing costs are at an all-
time high due to the housing 
shortage. Encouraging MMH 
will provide more housing, 
meet the unmet demand, and 
allow for lower-cost housing 
types throughout the city.  

Increase Housing  
Options
MMH responds to shifting 
household demographics with 
housing choices for many groups: 
downsizing families, singles, first-
time home buyers, co-living/co-
housing communities, and multi- 
generational households.

Enhance Economic 
Opportunity
MMH can provide opportunity 
for passive income and help 
build generational wealth. It 
allows small-scale, incremental 
local housing development 
that can be financed by the 
average homeowner. 

Lessen Climate Impact
Smaller homes typical of MMH 
have a smaller carbon footprint 
than larger homes. When 
efficiently sized and designed, 
compact homes require less 
energy to heat and cool.

Reduce Housing  
Inequity
Historically, MMH provided 
lower-income households an 
opportunity to attain quality 
living. With increasing housing 
costs, MMH can reduce racial 
and socio-economic disparities 
reinforced by single-unit 
zoning.

Promote Sustainable 
Living
MMH helps create a more 
sustainable city by providing 
housing closer to employment, 
transit, and amenities, 
reducing  greenhouse gases 
and air pollution.

Support Neighborhood 
Regeneration
MMH supports diverse 
neighborhoods that foster a 
sense of community. It provides 
ways for local residents, builders 
and civic leaders to reinvest in 
their neighborhoods, create 
new housing and add value.

Missing Middle can increase local home-ownership and 
empower residents to invest in their community one 
housing project at a time, while building generational 
wealth for their families.

Who Would Benefit From MMH?
 ■  Aging adults, retirees and others looking to downsize

 ■  Single-person households, couples and small families

 ■  Multi-generational and large families

 ■  Roommates and co-living groups

 ■  Entry-level homebuyers

 ■  Working middle-class

 ■  Renters looking for more options

 ■  Small-scale builders 

 
 
 

 

We are retirees .  
We need a smaller home
that is easier to maintain.
We prefer not to drive and
would like to be close to
stores and parks.  

We are roommates. 
We need a three-bed-
room unit with space to 
host. We are not into 
yard work, and do not 
need a backyard. 

We are a family with 
young kids. We don’t need 
a large house but would 
love a small backyard for 
our kids and dog. It’ll be 
great if we could walk or 
bike our kids to school!

 

We are a couple. 
We’re looking to rent a 
small home where we 
know our neighbors. 
We want to be able to 
walk to shops and 
restaurants. A shared 
garden will be lovely!

I am a single person. 
I’m just starting my 
career and can’t afford 
high rent. I need a 
small studio that's 
bikeable to downtown 
where I work.

Tell us what 
you think!
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What is MMH?
Missing Middle Housing is a range of house-scale 
building types with multiple units in walkable 
neighborhoods.

Walkable Context
MMH types work best in walkable 
neighborhoods. Buyers and renters 
of these housing types are willing 
to trade living space for proximity to 
services and amenities where not all 
trips need to be by car. 

Creates Community
MMH can create a strong sense of 
community through shared spaces, 
and simply from being located in a 
vibrant neighborhood within walking 
distance of places to eat, drink, play, 
socialize and work.

Characteristics of 
 Missing Middle  
 Housing

Dwelling Units: Not One Size Fits All
Missing Middle Housing (MMH) types have a typical width, 
depth, and height that enables them to blend into single-family 
neighborhoods without creating out-of-scale, bulky buildings. 
With smaller units, they provide a range of livable multifamily 
options, both for sale and rent, while maintaining the small-scale 
neighborhood character. The diagram to the right shows how the 
same size building could house one, two or several smaller units.

You have to look closely to notice MMH. Although these 
examples all have more than one unit, a passerby may need 
to count mail boxes or utility meters to distinguish MMH from 
neighboring single-family homes.

Small-Footprint Buildings
MMH building types typically have  
small-to medium-sized footprints,  
with a body width, depth, and height  
similar to a single-family house, even 
though they have more than one unit.  
Their compatible form and small 
size provide a powerful infill tool that 
can fit on typical neighborhood lots 
and maintain more open space than 
larger developement types.

 
Smaller, Well-Designed Units
Most MMH types have smaller units 
with interior layouts that are well-
designed, usable and comfortable. 
Smaller-sized units can help builders 
keep their costs down and attract a 
growing market of buyers and renters 
whose housing needs are not being 
met today.

Attract and Support Local 
Businesses
MMH adds more housing for diverse 
households and encourages an active 
lifestyle with greater pedestrian 
access to amenities. By adding a 
larger and more diverse customer 
base, MMH helps support existing 
and new local businesses with more 
frequent foot-traffic. 

Affordability by Design
MMH uses simple "Type V" wood-
frame construction similar to your 
typical house which makes it an 
attractive alternative for developers 
to achieve more units without added 
challenges and risks of larger, more 
complicated buildings. This can also 
increase affordability, especially for 
households earning 60-110% of the 
area median income. 

Compatible with Single 
Family Neighborhoods
MMH blends in well with single-
family neighborhoods due to their 
small scale and size. By adding more 
homes and families, a community 
can better support quality transit and 
boost the local economy while also 
encouraging more diverse, mixed-
income neighborhoods.

 
Marketable to Many Groups
MMH types look and feel like a house, 
not a large condominium building. 
For instance, most have a direct entry 
from the street rather than from 
an impersonal apartment corridor. 
They are a perfect fit for Millennials, 
Baby Boomers and others looking for 
walkable, age-friendly living at the 
neighborhood scale.

"A "middle" form and  
scale that is in between  

single-family and 
multifamily buildings.”

Tell us what 
you think!
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Communities and 
organizations, including AARP, 
are realizing that Missing Middle 
Housing is important in helping 
neighborhoods thrive while 
providing housing choices as 
people age."

— Dan Parolek 
Principal, Opticos Design

Why is it missing?
Restrictive zoning codes and procedures, incentives to build 
single-unit homes, and inadequate financing options have 
made Missing Middle challenging to build. 

These Types Are Not New. We 
Just Stopped Building Them
MMH has historically provided housing choices and 
affordable options in towns and cities across the country. 
They are labeled "missing" because very few of these 
housing types have been built in the past thirty to forty 
years. Asheville has over 4,250 existing duplexes, triplexes 
and fourplexes (ACS 5-Year, 2021) but they are no longer 
being built at nearly the rate as single-family construction.

Common Barriers to Diverse Housing Options

We once knew how to deliver these 
types efficiently. Did you know that 
in the early 1900s you could buy one 
of these Missing Middle housing types 
out of a Sears & Roebuck catalog?

"You can’t build  
that here.”
Many residential zoning districts do 
not allow MMH types by-right. Many 
others may allow multifamily but 
have development standards that 
inadvertently disallow MMH types by 
making it infeasible to actually build 
on standard lots. 

"This project isn’t  
big enough.”
Multifamily development is often 
associated with only large apartment 
buildings or subsidized projects built 
by speciality developers. Frequently, 
MMH projects are perceived to be 
too small to be economically viable in 
many housing markets.

”We tried it and it  
didn’t work."
MMH works best when located in 
walkable areas and in proximity to 
amenities and jobs. Inadequate  
planning for MMH, in addition to 
zoning and building regulations that 
aren't calibrated for small multifamily, 
can create issues and undermine its 
success. 

”Nobody wants  
that anymore."
Since the 1950s, the single-family 
home has been marketed as the 
aspirational housing choice for 
everyone. However, the reality is 
that, due to changing lifestyles and 
household preferences,  renters and 
homeowners want more diverse and 
attainable housing options. 

Regulations enabling Missing Middle-scale 
buildings — those between single-family homes 
and larger mid- and high-rise buildings — are 
often missing completely from zoning codes.

Source: American Housing Survey

Tell us what 
you think!
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Added Cost from Existing Standards
 ■ New development, even single-family homes, 

often require extending roads into the site. Low-
volume streets require similar standards to those 
designed by NCDOT for thousands of cars a day. 

 ■ Infrastructure costs can add $20-30k per unit. 
Street frontage requirements are also limiting 
the number of lots/units achievable.

 ■ On-site stormwater (many manholes required on 
1/2 acre site for just 3 units)

 ■ System Development Charges are significant 
($2000 for tap fee per unit)

 ■ Even townhomes require separate sewer lines 
and easements

Land & Topography
 ■ Perceived limited availability of land for 

development

 ■ Need to unlock development potential 
of corridors to relieve the demand on 
neighborhoods. Zoning along corridors must be 
changed immediately.

 ■ High cost of land

 ■ Topography constraints and cost

Zoning & Process
 ■ Cumbersome and extended permitting process 

for any multi-family (even 3-unit project) or non-
standard lots. Single family homes have quick 
and easy processing time (2 weeks compared to 
many months or up to a year for multi-family)

 ■ Extensive landscaping and parking requirements 
that can't fit on tight infill lots

 ■ Zoning is outdated and suburban focused 
instead of calibrated for urban neighborhoods

 ■ Need for Council approval to adjust zoning to 
accommodate MMH. Zoning barriers intimidate 
many smaller developers who don't even bring 
those projects to the table.

 ■ Current parking regulations are difficult to work 
with and make development more expensive

Community Concerns
 ■ Need to slow down gentrification and prevent 

displacement

 ■ Make sure that the process is transparent and 
reflects community's input

 ■ Give zoning tools to address the differences between 
each neighborhood and their unique needs

 ■ Protect and incentivize smaller housing choices 
including mobile homes

 ■ Need to curb short-term rental and investors 
buying all properties

 ■ Solutions for homeownership regardless of AMI 
or immigration status

 ■ Sensitivity needed to overcome past trauma of 
zoning and policy wrongs under Urban Renewal

 ■ Making sure new construction is benefiting the 
community and existing residents

 ■ Need to protect existing affordable housing stock

 ■ No one should feel pressure to sell their house 
for new development, especially the aging 
community.

 ■ Home repair and property taxes prevent existing 
homes from being preserved and maintained

Financing
 ■ Financing for rental projects can be challenging

 ■ Hard to find access to capital that can cover high 
construction and land costs

 ■ Big funding tools (LICHT) are not economically 
feasible for small projects

 ■ Townhouses require create condo on some lots 
which is more difficult to sell than fee simple

Who has been a part of the conversation to date? 

What we've heard
Through a series of stakeholder meetings and 
surveys we've heard the following concerns. The 
MMH study takes these matters seriously and will 
actively explore solutions.

So much of the real estate industry is extractive, where far-
away investors mine the value from properties that line our 
streets. MMH can create a more generative real estate model, 
where local people can invest in their own neighborhoods and 
in that process, create new life and value that benefits their 
community.” 

— Incremental Development Alliance

Have you had a voice in the 
conversation on Missing Middle 
Housing for Asheville? 
If not, please scan the codes on 
each poster to provide valuable 
input!

Concerns and Barriers Heard in Stakeholder Meetings

 

Asheville 
Neighborhood 
Associations 
Representatives 
and Leaders 
including County 
representatives and 
community leaders 

There is constant 
pressure to 

redevelop – how 
can we help protect 
existing affordability?"

Advisory Working 
Group members 
include representatives 
across multiple interest 
groups and have 
meetings open to the 
public

I have questions 
about the 

capacity of our 
infrastructure and 
neighborhoods for 
more density. I'm also 
very invested in urban 
canopy preservation. 

Renters across 
Asheville who are 
registered with 
the City's database 
received a survey 
in early July and 
additional outreach is 
ongoing

Economic 
considerations are 

the primary drivers 
of housing decision-
making."

Affordable Housing 
Providers including 
non-profit affordable 
housing developers 
and consultants

 

Developers are 
ready & passionate 

about creating diverse 
housing but need a 
more streamlined 
process. Would love to 
build closer to services 
& resources but it is 
much easier to build 
outside of the City!"

The zoning is 
cumbersome and 

requires an extended 
process for multi-
family, even a small 
3-unit projects or any 
non-standard lots."

Development & 
Design Community 
including developers 
of small-scale 
and large-scale 
developments, 
architects, landscape 
architects, and city 
planners

Tell us what 
you think!
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To learn more about Missing Middle Housing 
please visit www.missingmiddlehousing.com

Duplex Side-by-Side 
2 units

Townhouse  
3 units

Fourplex 
4 units

Cottage Court 
6 - 10 units

Triplex
3 units

Did you know Asheville has 4,250 existing duplexes, triplexes and 
fourplexes? (ACS 5-Year, 2021). Above are examples of local and regional 
Missing Middle Housing types.

Townhouse
Townhouses are attached two- or 
three-story dwellings with zero 
side yard setbacks. Each dwelling is 
designed for use by a single family. 
This type is helpful for transitions 
between a primarily single-family 
neighborhood to a neighborhood 
main street. 

MMH Types
Here are some MMH types that can be 
considered for neighborhoods in Asheville. 
We want to know your preferences on where 
these types would work best! 

Place a sticky dot on 
the map where you 
think these different 
MMH types will work 
in Asheville !

Cottage Court
This housing type consists of a 
series of small, detached buildings, 
providing multiple units arranged to 
define a shared court that is typically 
connected to the street. The shared 
court takes the place of a private yard 
and is an important community-
enhancing element. 

Triplex
A house-scaled residence that 
consists of three units. These could 
be three units stacked on top of each 
other or side by side to each other. 

Fourplex
A house-scaled residence that 
consists of four units: typically two on 
the ground floor and two above with a 
shared entry. 

Duplex
A house-scaled residence that 
consists of two dwelling units, one on 
top of the other or side-by-side, both 
of which face and are entered from 
the street.   

Tell us what 
you think!
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Live/Work
1 unit

Courtyard Building
6 - 20 units

Multiplex
6 - 10 units

Accessory Dwelling Unit
1 unit

 Porch Dooryard Stoop PorchForecourt

!
MMH Types (cont.)
Here are some MMH types that can be 
considered for major street corridors in 
Asheville. We want to know your preferences 
on which of these types would work best!  

Place a sticky dot on 
the map where you 
think these different 
MMH types will work 
in Asheville !

Multiplex
A detached building with the 
appearance from the street of a large 
house which contains more than four 
dwellings, typically fewer than twelve.

Courtyard
A medium-sized multi-family 
structure arranged to share one or 
more common courtyard(s). The 
courtyard serves as a semi-public 
space, as its use is shared among 
units. Each unit may have its own 
individual entry, or up to three units 
may share a common entry. 

Live/Work
A small- to medium-sized attached 
or detached structure consisting of 
one dwelling unit above or behind 
a flexible ground floor space for 
residential, service, or retail uses. Both 
the primary ground-floor flex space 
and the second unit are owned by the 
same entity.

Accessory Dwelling 
Units (ADU)
A separate and complete dwelling 
unit having its own kitchen, bathroom, 
and living space sharing the same 
lot as a primary dwelling unit. May 
be detached, attached or stand-
alone cottage. ADUs are typical in 
neighborhood contexts but can also 
be part of larger MMH in the transition 
zones near major street corridors.

Frontages for MMH Types
MMH types each have width, depth, and height that corresponds to typical neighborhood lots. But they also have some 
key characteristics that promote good neighborhood design. MMH buildings typically have frontages like porches, stoops, 
or terraces that provide a transition space between the public space (street and sidewalk) and the 
private space for the residents. The front facade should not be dominated by 
the garage and parking as these auto-oriented features 
disrupt the walkability of the street and prioritize 
the car over people. Tell us what 

you think!

To learn more about Missing Middle Housing 
please visit www.missingmiddlehousing.com
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Welcome
We are glad you have joined us to share information and 
ideas about the Asheville Missing Middle Housing Study. 
Your questions, participation, and support will help guide 
analysis and recommendations as we work together to 
create more housing choices for everyone.

About This Study
The purpose of the study is to identify 
regulatory or policy barriers that 
negatively impact the production 
of housing supply and to develop 
recommendations that help align 
Asheville's regulations with the city 
goals of promoting growth that occurs 
responsibly and supporting a diverse 
housing supply. These goals are stated 
in, Living Asheville: A Comprehensive 
Plan for our Future which was adopted in 
2018. Furthermore, the study supports the 
City Council's strategic goal of equitable, 
stable, and affordable housing.

How Can I Participate?
The MMH study relies on active 
community participation. The following 
events hosted throughout this process 
provide an opportunity for learning and 
gathering feedback: 

 ■  Public Presentation on April 25th:   
 Building Our City Speaker Series on   
 Missing Middle Housing

 ■  Public Workshop on August 4th          
 to gather community input and   
 feedback on housing barriers and   
 opportunities

 ■  Missing Middle Housing Rental    
 Survey, provide your input here: 

 https://publicinput.com/f1080

 ■  Provide feedback on the draft report,  
 available in late August on the project  
 website.

 ■  Following the final report, attend   
 small group neighborhood        
 workshops led by City staff to discuss  
 the  recommended zoning changes   
 and future housing strategies.

 ■  Sign up on the project website             
 to receive updates, review the    
 analysis, participate in surveys, and   
 find information on future events.

Please visit www.ashevillenc.gov/
projects/missing-middle-housing-
study/ to learn more about the project. 
You can also use the QR code located at 
the bottom of this page to access all links 
noted above.   

Project Deliverables 
The MMH study will share its findings through three key  
reports, which will be available on the project website in:

1. Housing Analysis Memo 

(Citywide Place-Based Analysis and Regulatory Barriers 
Initial Analysis)

2. Displacement Risk Assessment  
(Citywide Assessment of Displacement Risk and Strategies)

3. Missing Middle Study and Strategic Plan  

(Zoning and Policy Recommendations)

Desired Outcomes
 ■  Identify regulatory or policy barriers   
 that negatively impact the production  
 of housing supply

 ■  Develop recommendations to better  
 align regulations with city goals of         
 encouraging responsible growth         
 and increasing and diversifying the   
 housing supply

 ■  Promote infill development and   
 diversity in housing supply

 ■  Support the development of MMH   
 within the City of Asheville

Project Timeline
The project kicked off in Spring 2023 and will span until 
Fall 2023. The project timeline includes workshops at 
key project milestones to maximize opportunities for 
participation.

Q&A
How is this project being funded?
In 2022, Asheville’s City Council allocated 
$85,000 in one-time funding to the FY 
2022-23 budget for a Missing Middle 
Housing study. The Department of 
Planning and Urban Design (PUD) 
is conducting the study with the 
Department of Community and Economic 
Development (CED), which contributed 
$30,000 to expand the study's scope with a 
Displacement Risk Assessment.

How was the consultant 
selected?
Opticos Design, Inc and Cascadia Partners 
were selected from a competitive Request 
for Proposals (RFP) process and approved 
by the Asheville City Council on February 
28, 2023.

Will there be public input?
An in-person workshop, an interactive 
project website, surveys and polls, and 
self-guided materials on Missing Middle 
Housing are providing opportunities for 
input and feedback. 

In addition, project milestones are being 
reviewed by an Advisory Working Group 
composed of participants from a diverse 
range of community members.

The team is also conducting stakeholder 
interviews with numerous design and 
development professionals, Affordable 
housing providers and advocates, and 
representatives from various Asheville 
neighborhood associations.

What will the study do?
This study will carry out analysis 
of existing regulatory and zoning 
barriers, test for financial feasibility, and 
study displacement risk. Guided by 
community input, the study will make 
recommendations to enable Missing 
Middle Housing in Asheville.

To learn more about Missing Middle Housing 
please visit www.missingmiddlehousing.com

Tell us what 
you think!

ASHEVILLE MISSING MIDDLE 
HOUSING STUDY

C I T Y  O F  A S H E V I L L E  •  C O M M U N I T Y  &  E C O N O M I C  D E V E L O P M E N T  A N D  P L A N N I N G  W I T H  O P T I C O S  D E S I G N
www.ashevillenc.gov/projects

/missing-middle-housing-study/

of renters spend 
more than 30% of 
their income on 
rent

45%
of residents are 
renters, a 10% 
increase since 
2010

53%
of residents 
live below the 
poverty line

12%

decrease in new 
housing permits 
since 2010

50%
unit per 
household ratio, 
a decrease from 
0.76 in 2010

0.47

Source: Asheville 2018 Comprehensive Plan

Source: Maphill.com

Source: US Census

increase in 
housing value 
since 2012

32%

Source: Asheville 2018 
Comprehensive Plan

of existing 
residential zones 
permit only 
Single-Family

66%

Supply Not Keeping Up
Since 2011, building permits for 1,550 new 
units have been issued. However, the City 
has added around 3,300 new households. 
This results in a ratio of only .47 units per 
household meaning supply is not keeping up 
with demand.

Asheville Is Growing
Asheville has a population of 94,000 (US census, 2022). According 
to the Comprehensive Plan, the City of Asheville is projected to 
continue adding new residents at a rate of about 1.1% per year. 
If this rate is realized, the City would achieve a total population 
of 110,000 by 2040. Missing Middle Housing (MMH) can add 
housing without substantially changing the feel or scale of the 
neighborhood. As demographics shift and more people desire 
walkability and non-single family options, MMH can provide an 
important tool to meet its housing needs.

110,000 New residents projected by 2040

Our housing challenges
As the city strives to enable available housing for all, 
Asheville faces many unique housing challenges.

Challenging Topography 
and Limited Land
Asheville's topography creates a barrier to 
new development in the form of difficult 
access, increased construction costs, and 
limited buildable area. Asheville is growing 
in population but there is a lack of land 
availability which requires a different approach 
that explores a wider range of housing 
choices especially tailored for the particular 
constraints of Asheville's mountainous terrain.

Housing is Unaffordable
Asheville has experienced a decline in affordability. The average cost of a house has increased  
by 40% since 2011, leading to less and less home owners. Approximately 25% of households 
are in need of units that rent for less than $400 a month. Further exacerbating the demand 
for more housing options, Asheville experiences more seasonal home occupancy than other 
similar cities which takes many units off of the market.

Regulatory Challenges
Current regulations incentivize mostly single-family developments 
or large-scale multifamily apartments. This study aims to identify 
regulatory barriers for multi-unit, house-scale buildings that fit into 
the context of walkable neighborhood. The following are initial barriers 
identified by stakeholders, planning staff, and the consultant team: 

7,500 New homes needed by 2040

Source: Asheville 2018 Comprehensive Plan

What People Say They Want
Across the US, 27% of baby Boomers and 59% of Millenials say they 
are looking for new MMH options includes townhomes, condos 
and small multifamily. Generation X are saving for kids’ college 
expenses, retirement, and caring for aging parents. They also show 
a preference for smaller, starter homes that are more affordable.

Asheville is Changing
Asheville is attracting more millennials and baby boomers with a 
40% increase in both since 2000.  As of 2021, over 50% of residents 
are within these two age groups. Asheville's existing housing stock 
does not always meet the needs and desires of these groups.

 ■ Multifamily design standards do not meet 
development realities and or original intent 
of these tools. 

 ■ Mininum parking requirements are too high 
for small scale development

 ■ Street standards required for new access 
create high upfront development costs

 ■ Parking access and driveway standards are 
too wide for existing lots 

 ■ Minimum lot size standards are too large, 
especially in zones RS2 and RS4

 ■ Side setbacks are too large in some zones 
especially on existing narrow lots

 ■ ADU's are restricted to single-family homes 
and are capped at 800 sq. ft. max.

 ■ Height restrictions in residential zones 
are the same across most zones and are 
not calibrated to context, which creates 
opportunity for out-of-scale "tall-skinny" 
construction in low density neighborhoods 
while limiting development in higher 
intensity zones.

Millenials Baby Boomers

Tell us what 
you think!
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Are there benefits?

Strengthen Local 
Economy
MMH can support small local 
businesses, incubators, corner 
grocery stores, home offices 
and other uses that create 
centers of community activity. 

Increase Local Home- 
Ownership
Housing costs are at an all-
time high due to the housing 
shortage. Encouraging MMH 
will provide more housing, 
meet the unmet demand, and 
allow for lower-cost housing 
types throughout the city.  

Increase Housing  
Options
MMH responds to shifting 
household demographics with 
housing choices for many groups: 
downsizing families, singles, first-
time home buyers, co-living/co-
housing communities, and multi- 
generational households.

Enhance Economic 
Opportunity
MMH can provide opportunity 
for passive income and help 
build generational wealth. It 
allows small-scale, incremental 
local housing development 
that can be financed by the 
average homeowner. 

Lessen Climate Impact
Smaller homes typical of MMH 
have a smaller carbon footprint 
than larger homes. When 
efficiently sized and designed, 
compact homes require less 
energy to heat and cool.

Reduce Housing  
Inequity
Historically, MMH provided 
lower-income households an 
opportunity to attain quality 
living. With increasing housing 
costs, MMH can reduce racial 
and socio-economic disparities 
reinforced by single-unit 
zoning.

Promote Sustainable 
Living
MMH helps create a more 
sustainable city by providing 
housing closer to employment, 
transit, and amenities, 
reducing  greenhouse gases 
and air pollution.

Support Neighborhood 
Regeneration
MMH supports diverse 
neighborhoods that foster a 
sense of community. It provides 
ways for local residents, builders 
and civic leaders to reinvest in 
their neighborhoods, create 
new housing and add value.

Missing Middle can increase local home-ownership and 
empower residents to invest in their community one 
housing project at a time, while building generational 
wealth for their families.

Who Would Benefit From MMH?
 ■  Aging adults, retirees and others looking to downsize

 ■  Single-person households, couples and small families

 ■  Multi-generational and large families

 ■  Roommates and co-living groups

 ■  Entry-level homebuyers

 ■  Working middle-class

 ■  Renters looking for more options

 ■  Small-scale builders 

 
 
 

 

We are retirees .  
We need a smaller home
that is easier to maintain.
We prefer not to drive and
would like to be close to
stores and parks.  

We are roommates. 
We need a three-bed-
room unit with space to 
host. We are not into 
yard work, and do not 
need a backyard. 

We are a family with 
young kids. We don’t need 
a large house but would 
love a small backyard for 
our kids and dog. It’ll be 
great if we could walk or 
bike our kids to school!

 

We are a couple. 
We’re looking to rent a 
small home where we 
know our neighbors. 
We want to be able to 
walk to shops and 
restaurants. A shared 
garden will be lovely!

I am a single person. 
I’m just starting my 
career and can’t afford 
high rent. I need a 
small studio that's 
bikeable to downtown 
where I work.

Tell us what 
you think!
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What is MMH?
Missing Middle Housing is a range of house-scale 
building types with multiple units in walkable 
neighborhoods.

Walkable Context
MMH types work best in walkable 
neighborhoods. Buyers and renters 
of these housing types are willing 
to trade living space for proximity to 
services and amenities where not all 
trips need to be by car. 

Creates Community
MMH can create a strong sense of 
community through shared spaces, 
and simply from being located in a 
vibrant neighborhood within walking 
distance of places to eat, drink, play, 
socialize and work.

Characteristics of 
 Missing Middle  
 Housing

Dwelling Units: Not One Size Fits All
Missing Middle Housing (MMH) types have a typical width, 
depth, and height that enables them to blend into single-family 
neighborhoods without creating out-of-scale, bulky buildings. 
With smaller units, they provide a range of livable multifamily 
options, both for sale and rent, while maintaining the small-scale 
neighborhood character. The diagram to the right shows how the 
same size building could house one, two or several smaller units.

You have to look closely to notice MMH. Although these 
examples all have more than one unit, a passerby may need 
to count mail boxes or utility meters to distinguish MMH from 
neighboring single-family homes.

Small-Footprint Buildings
MMH building types typically have  
small-to medium-sized footprints,  
with a body width, depth, and height  
similar to a single-family house, even 
though they have more than one unit.  
Their compatible form and small 
size provide a powerful infill tool that 
can fit on typical neighborhood lots 
and maintain more open space than 
larger developement types.

 
Smaller, Well-Designed Units
Most MMH types have smaller units 
with interior layouts that are well-
designed, usable and comfortable. 
Smaller-sized units can help builders 
keep their costs down and attract a 
growing market of buyers and renters 
whose housing needs are not being 
met today.

Attract and Support Local 
Businesses
MMH adds more housing for diverse 
households and encourages an active 
lifestyle with greater pedestrian 
access to amenities. By adding a 
larger and more diverse customer 
base, MMH helps support existing 
and new local businesses with more 
frequent foot-traffic. 

Affordability by Design
MMH uses simple "Type V" wood-
frame construction similar to your 
typical house which makes it an 
attractive alternative for developers 
to achieve more units without added 
challenges and risks of larger, more 
complicated buildings. This can also 
increase affordability, especially for 
households earning 60-110% of the 
area median income. 

Compatible with Single 
Family Neighborhoods
MMH blends in well with single-
family neighborhoods due to their 
small scale and size. By adding more 
homes and families, a community 
can better support quality transit and 
boost the local economy while also 
encouraging more diverse, mixed-
income neighborhoods.

 
Marketable to Many Groups
MMH types look and feel like a house, 
not a large condominium building. 
For instance, most have a direct entry 
from the street rather than from 
an impersonal apartment corridor. 
They are a perfect fit for Millennials, 
Baby Boomers and others looking for 
walkable, age-friendly living at the 
neighborhood scale.

"A "middle" form and  
scale that is in between  

single-family and 
multifamily buildings.”

Tell us what 
you think!
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Communities and 
organizations, including AARP, 
are realizing that Missing Middle 
Housing is important in helping 
neighborhoods thrive while 
providing housing choices as 
people age."

— Dan Parolek 
Principal, Opticos Design

Why is it missing?
Restrictive zoning codes and procedures, incentives to build 
single-unit homes, and inadequate financing options have 
made Missing Middle challenging to build. 

These Types Are Not New. We 
Just Stopped Building Them
MMH has historically provided housing choices and 
affordable options in towns and cities across the country. 
They are labeled "missing" because very few of these 
housing types have been built in the past thirty to forty 
years. Asheville has over 4,250 existing duplexes, triplexes 
and fourplexes (ACS 5-Year, 2021) but they are no longer 
being built at nearly the rate as single-family construction.

Common Barriers to Diverse Housing Options

We once knew how to deliver these 
types efficiently. Did you know that 
in the early 1900s you could buy one 
of these Missing Middle housing types 
out of a Sears & Roebuck catalog?

"You can’t build  
that here.”
Many residential zoning districts do 
not allow MMH types by-right. Many 
others may allow multifamily but 
have development standards that 
inadvertently disallow MMH types by 
making it infeasible to actually build 
on standard lots. 

"This project isn’t  
big enough.”
Multifamily development is often 
associated with only large apartment 
buildings or subsidized projects built 
by speciality developers. Frequently, 
MMH projects are perceived to be 
too small to be economically viable in 
many housing markets.

”We tried it and it  
didn’t work."
MMH works best when located in 
walkable areas and in proximity to 
amenities and jobs. Inadequate  
planning for MMH, in addition to 
zoning and building regulations that 
aren't calibrated for small multifamily, 
can create issues and undermine its 
success. 

”Nobody wants  
that anymore."
Since the 1950s, the single-family 
home has been marketed as the 
aspirational housing choice for 
everyone. However, the reality is 
that, due to changing lifestyles and 
household preferences,  renters and 
homeowners want more diverse and 
attainable housing options. 

Regulations enabling Missing Middle-scale 
buildings — those between single-family homes 
and larger mid- and high-rise buildings — are 
often missing completely from zoning codes.

Source: American Housing Survey

Tell us what 
you think!
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Added Cost from Existing Standards
 ■ New development, even single-family homes, 

often require extending roads into the site. Low-
volume streets require similar standards to those 
designed by NCDOT for thousands of cars a day. 

 ■ Infrastructure costs can add $20-30k per unit. 
Street frontage requirements are also limiting 
the number of lots/units achievable.

 ■ On-site stormwater (many manholes required on 
1/2 acre site for just 3 units)

 ■ System Development Charges are significant 
($2000 for tap fee per unit)

 ■ Even townhomes require separate sewer lines 
and easements

Land & Topography
 ■ Perceived limited availability of land for 

development

 ■ Need to unlock development potential 
of corridors to relieve the demand on 
neighborhoods. Zoning along corridors must be 
changed immediately.

 ■ High cost of land

 ■ Topography constraints and cost

Zoning & Process
 ■ Cumbersome and extended permitting process 

for any multi-family (even 3-unit project) or non-
standard lots. Single family homes have quick 
and easy processing time (2 weeks compared to 
many months or up to a year for multi-family)

 ■ Extensive landscaping and parking requirements 
that can't fit on tight infill lots

 ■ Zoning is outdated and suburban focused 
instead of calibrated for urban neighborhoods

 ■ Need for Council approval to adjust zoning to 
accommodate MMH. Zoning barriers intimidate 
many smaller developers who don't even bring 
those projects to the table.

 ■ Current parking regulations are difficult to work 
with and make development more expensive

Community Concerns
 ■ Need to slow down gentrification and prevent 

displacement

 ■ Make sure that the process is transparent and 
reflects community's input

 ■ Give zoning tools to address the differences between 
each neighborhood and their unique needs

 ■ Protect and incentivize smaller housing choices 
including mobile homes

 ■ Need to curb short-term rental and investors 
buying all properties

 ■ Solutions for homeownership regardless of AMI 
or immigration status

 ■ Sensitivity needed to overcome past trauma of 
zoning and policy wrongs under Urban Renewal

 ■ Making sure new construction is benefiting the 
community and existing residents

 ■ Need to protect existing affordable housing stock

 ■ No one should feel pressure to sell their house 
for new development, especially the aging 
community.

 ■ Home repair and property taxes prevent existing 
homes from being preserved and maintained

Financing
 ■ Financing for rental projects can be challenging

 ■ Hard to find access to capital that can cover high 
construction and land costs

 ■ Big funding tools (LICHT) are not economically 
feasible for small projects

 ■ Townhouses require create condo on some lots 
which is more difficult to sell than fee simple

Who has been a part of the conversation to date? 

What we've heard
Through a series of stakeholder meetings and 
surveys we've heard the following concerns. The 
MMH study takes these matters seriously and will 
actively explore solutions.

So much of the real estate industry is extractive, where far-
away investors mine the value from properties that line our 
streets. MMH can create a more generative real estate model, 
where local people can invest in their own neighborhoods and 
in that process, create new life and value that benefits their 
community.” 

— Incremental Development Alliance

Have you had a voice in the 
conversation on Missing Middle 
Housing for Asheville? 
If not, please scan the codes on 
each poster to provide valuable 
input!

Concerns and Barriers Heard in Stakeholder Meetings

 

Asheville 
Neighborhood 
Associations 
Representatives 
and Leaders 
including County 
representatives and 
community leaders 

There is constant 
pressure to 

redevelop – how 
can we help protect 
existing affordability?"

Advisory Working 
Group members 
include representatives 
across multiple interest 
groups and have 
meetings open to the 
public

I have questions 
about the 

capacity of our 
infrastructure and 
neighborhoods for 
more density. I'm also 
very invested in urban 
canopy preservation. 

Renters across 
Asheville who are 
registered with 
the City's database 
received a survey 
in early July and 
additional outreach is 
ongoing

Economic 
considerations are 

the primary drivers 
of housing decision-
making."

Affordable Housing 
Providers including 
non-profit affordable 
housing developers 
and consultants

 

Developers are 
ready & passionate 

about creating diverse 
housing but need a 
more streamlined 
process. Would love to 
build closer to services 
& resources but it is 
much easier to build 
outside of the City!"

The zoning is 
cumbersome and 

requires an extended 
process for multi-
family, even a small 
3-unit projects or any 
non-standard lots."

Development & 
Design Community 
including developers 
of small-scale 
and large-scale 
developments, 
architects, landscape 
architects, and city 
planners

Tell us what 
you think!
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To learn more about Missing Middle Housing 
please visit www.missingmiddlehousing.com

Duplex Side-by-Side 
2 units

Townhouse  
3 units

Fourplex 
4 units

Cottage Court 
6 - 10 units

Triplex
3 units

Did you know Asheville has 4,250 existing duplexes, triplexes and 
fourplexes? (ACS 5-Year, 2021). Above are examples of local and regional 
Missing Middle Housing types.

Townhouse
Townhouses are attached two- or 
three-story dwellings with zero 
side yard setbacks. Each dwelling is 
designed for use by a single family. 
This type is helpful for transitions 
between a primarily single-family 
neighborhood to a neighborhood 
main street. 

MMH Types
Here are some MMH types that can be 
considered for neighborhoods in Asheville. 
We want to know your preferences on where 
these types would work best! 

Place a sticky dot on 
the map where you 
think these different 
MMH types will work 
in Asheville !

Cottage Court
This housing type consists of a 
series of small, detached buildings, 
providing multiple units arranged to 
define a shared court that is typically 
connected to the street. The shared 
court takes the place of a private yard 
and is an important community-
enhancing element. 

Triplex
A house-scaled residence that 
consists of three units. These could 
be three units stacked on top of each 
other or side by side to each other. 

Fourplex
A house-scaled residence that 
consists of four units: typically two on 
the ground floor and two above with a 
shared entry. 

Duplex
A house-scaled residence that 
consists of two dwelling units, one on 
top of the other or side-by-side, both 
of which face and are entered from 
the street.   

Tell us what 
you think!
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Live/Work
1 unit

Courtyard Building
6 - 20 units

Multiplex
6 - 10 units

Accessory Dwelling Unit
1 unit

 Porch Dooryard Stoop PorchForecourt

!
MMH Types (cont.)
Here are some MMH types that can be 
considered for major street corridors in 
Asheville. We want to know your preferences 
on which of these types would work best!  

Place a sticky dot on 
the map where you 
think these different 
MMH types will work 
in Asheville !

Multiplex
A detached building with the 
appearance from the street of a large 
house which contains more than four 
dwellings, typically fewer than twelve.

Courtyard
A medium-sized multi-family 
structure arranged to share one or 
more common courtyard(s). The 
courtyard serves as a semi-public 
space, as its use is shared among 
units. Each unit may have its own 
individual entry, or up to three units 
may share a common entry. 

Live/Work
A small- to medium-sized attached 
or detached structure consisting of 
one dwelling unit above or behind 
a flexible ground floor space for 
residential, service, or retail uses. Both 
the primary ground-floor flex space 
and the second unit are owned by the 
same entity.

Accessory Dwelling 
Units (ADU)
A separate and complete dwelling 
unit having its own kitchen, bathroom, 
and living space sharing the same 
lot as a primary dwelling unit. May 
be detached, attached or stand-
alone cottage. ADUs are typical in 
neighborhood contexts but can also 
be part of larger MMH in the transition 
zones near major street corridors.

Frontages for MMH Types
MMH types each have width, depth, and height that corresponds to typical neighborhood lots. But they also have some 
key characteristics that promote good neighborhood design. MMH buildings typically have frontages like porches, stoops, 
or terraces that provide a transition space between the public space (street and sidewalk) and the 
private space for the residents. The front facade should not be dominated by 
the garage and parking as these auto-oriented features 
disrupt the walkability of the street and prioritize 
the car over people. Tell us what 

you think!

To learn more about Missing Middle Housing 
please visit www.missingmiddlehousing.com
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What we heard: Developer & Design Community

§ Need for Council approval to adjust zoning to 
accommodate MMH intimidates many smaller 
developers who don't even bring those projects to 
the table

§ Access to capital that can cover high construction 
and land costs is difficult

§ Big funding tools (LIHTC) are not economically 
feasible for small projects

§ Topography constraints & infrastructure cost

"The zoning is cumbersome 
and an extended process for 
multifamily, even a small 
3-unit projects or non-standard 
lots takes many months.”

Asheville MMH Study | Advisory Working Group Meeting #2 10



What we heard: Affordable Housing Interviews

Asheville MMH Study | Advisory Working Group Meeting #2

§ Current housing demand is for family sized units (3–
4 bedrooms)

§ Zoning is outdated and suburban focused

§ Current parking regulations are difficult to work with 
and make development more expensive

§ Financing for rental projects can be challenging

"Developers are ready & 
passionate about creating 
diverse housing but need a 
more streamlined 
process. Would love to build 
closer to services and 
resources but it is much easier 
to build outside of the city"

11



What we heard: Legacy Neighborhoods

Asheville MMH Study | Advisory Working Group Meeting #2

§ Need zoning tools to address the differences between 
each neighborhood and their unique needs

§ Solutions for homeownership regardless of AMI 
or immigration status

§ No one should feel pressure to sell their house for 
new development

§ Sensitivity needed to overcome past trauma of 
zoning and policy wrongs under Urban Renewal

There is constant 
pressure to redevelop – 
how can we help 
protect existing 
affordability

12



What we heard: Neighborhood Groups

Asheville MMH Study | Advisory Working Group Meeting #2

§ Need to slow down gentrification and prevent 
displacement

§ Make sure that the process is transparent and 
reflects community input

§ Need to curb short-term rental and investors 
buying all properties

§ Making sure new construction is benefiting the 
community and existing residents

§ Concerns for infrastructure and services for infill 
(sidewalks & trash)

No one should feel pressure to 
sell their house for 
new development, especially 
the aging community

13



Initial Renter’s Survey Results | Housing Status

Asheville MMH Study | Advisory Working Group Meeting #2

Economic considerations are the primary drivers of housing decision-making 

93% cite a lack of affordable 
housing as a reason that they 
currently do not own a home

69% reported a lack of funds 
for a down payment or closing 
costs

Low credit score (16%) and 
property maintenance (10%) 
were less influential factors

Various types of displacement were also 
reported 

Exclusion 50% Economic Displacement 40% Cultural Displacement 10%

14



Initial Renters Survey Results | Housing Preferences

91% want to own a home

• Single-family homes most desirable 
(96%)

• 44% would consider owning Missing 
Middle Housing 

• Apartments (16%) and ADUs (14%) were 
less desired

Asheville MMH Study | Advisory Working Group Meeting #2

6% prefer to rent 

• 80% would consider renting a single-
family home 

• 64% would consider Missing Middle 
Housing 

• 61% would rent an ADU 

15



Initial Renters Survey Results | Housing Preferences

Reasons for wanting to become a 
homeowner 

• Controlled monthly payments (94%)

• Building wealth and equity (94%) 

• Increased control over residence 
through renovations (93%) 

• Increased housing stability (92%)

• Personal fulfillment (66%)

• Tax benefits (64%)

Asheville MMH Study | Advisory Working Group Meeting #2

Reasons for renting 
currently

• Lower maintenance cost (68%)

• Ability to move more often (54%) 

• No property tax (46%)

• Less financial risk (46%) 

• Community amenities (29%)

16



Initial Renters Survey Results | Demographics

Asheville MMH Study | Advisory Working Group Meeting #2

67% women

93% travel 
primarily via car

75% report living 
alone or with one 

other person

Few inter-
generational 

households (5%)

14% live with a 
disability or 

identify as disabled

67% 
lived in their current 
address fewer than

 4 years

84% white; 6% 
Black, 5% Hispanic

89% surveyed are 
renters

living in mostly 
single-family homes (36%)

or apartments (43%)

17



Discussion: Who is missing from the 
conversation? 

Current Outreach: 

Developers &  Design Community

Affordable Housing Providers

Legacy Neighborhoods

Neighborhood Groups

Renters 

Asheville MMH Study | Advisory Working Group Meeting #2

Which groups should Staff include in 
small group conversations? 

What are the best venues to access 
groups who have not had input?

18



SECTIONAnalysis Memo 
Overview and 

Feedback Loop

What’s Included and 
How to provide feedback on 

draft memo

Asheville MMH Study | Advisory Working Group Meeting #2 2023 Opticos Design, Inc.
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Draft Barriers & Analysis Memo

Draft document sent. 
Will send along this 
slide deck today.

This presentation 
guides where we need 
your input most.

Survey provided to 
track your feedback. 
(Optional office hours)

Comments by 8/10

Asheville MMH Study | Advisory Working Group Meeting #2 20



Chapter 1: Purpose & Objectives 

Where do you see the 
most housing need in 
Asheville?

Do you see Missing 
Middle housing as a 
solution to some of the 
housing needs?

*If you only have 5 min, see page 8

Asheville MMH Study | Advisory Working Group Meeting #2

Residential Building Permits
 Approved since 2018

Single Family Multifamily Townhouse
Duplex Mobile home

Land Zoned
 for Multifamily

Multifamily
Other Uses

Existing 
Housing Types

Single-unit, Detached Single-unit, Attached
Duplexes 3-4 Units
 5-9 Units 10-19 Units
>20 Units Mobile Homes

97.4% 
rental 
occupancy 
rate 

21



Chapter 2: About Missing Middle Housing

Do you think the 
places we mapped as 
MMH-ready, walkable 
environments are 
correct?

What MMH Types are 
appropriate in 
different 
environments of 
Asheville?

*If you only have 5 min, see page 
38 to 40

Asheville MMH Study | Advisory Working Group Meeting #2 22



The Missing Middle study includes a place-based citywide analysis, 
assessment for market feasibility and displacement risk. This approach 
will provide context-specific MMH implementation “toolkits”.

Asheville MMH Study | Advisory Working Group Meeting #2

Assessing where MMH is appropriate

Asheville

23



Identify where MMH makes 
sense in Asheville
Start from Future Land Uses
from Comprehensive Plan, 2018

Identify existing walkable environments: 
Locations within short walking distance of 
services, food, shopping, or transit

Identify potential walkable environments: 
places where there are some destinations, 
but not comfortable to walk to, yet

Draw walk circles considering limitations
including topography, highways, rivers
Asheville MMH Study | Advisory Working Group Meeting #2 24



Existing Walkable Environments Types

Regional-serving = 
Downtown

Asheville MMH Study | Advisory Working Group Meeting #2

Community-serving = 
Neighborhood Main street

Neighborhood-serving = 
Neighborhood Center

Least IntenseMost Intense



Walkable Environments Mapped
Downtown

A citywide destination for 
retail, food uses, service, 
employment, entertainment 
and recreation that includes 
significant housing.

Asheville MMH Study | Advisory Working Group Meeting #2 26
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Walkable Environments Mapped
Neighborhood Main Streets

A community destination for 
retail, food uses, and 
services that is an amenity 
for adjacent neighborhoods. 

Asheville MMH Study | Advisory Working Group Meeting #2 27
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Walkable Environments Mapped
Neighborhood Centers

A neighborhood destination 
of food, shops, and services 
at the intersection of two 
important streets that 
provides convenient 
services to the immediately 
adjacent residential 
neighborhoods.

Asheville MMH Study | Advisory Working Group Meeting #2 28
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Walkable Environments Mapped
Transformable

Auto-dependent or 
"Transformable" contexts are 
locations with the potential 
to transition an area from an 
auto-oriented pattern of 
development to a more 
walkable environment that 
can transform nearby areas 
into MMH-Ready 
neighborhoods. 

Asheville MMH Study | Advisory Working Group Meeting #2 29
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+

The palette of Missing Middle Housing types

Lower intensity Higher intensity

“Upper Missing Middle”

Asheville MMH Study | Advisory Working Group Meeting #2 30



Small to Medium MMH in existing neighborhoods

Asheville MMH Study | Advisory Working Group Meeting #2 31



Large MMH in existing neighborhoods

Asheville MMH Study | Advisory Working Group Meeting #2 32



Discussion: Mapping where MMH applies

Asheville MMH Study | Advisory Working Group Meeting #2

Do these feel like the areas that should 
apply to the study?

What Missing Middle Types do you think 
are appropriate for each context?

33



Chapter 3: Analysis of Barriers

Do you think ”What 
we’ve heard?” is 
accurately 
represented?

Tradeoffs – What are 
you comfortable with 
adjusting in zoning 
and what needs to 
stay?

*If you only have 5 min, see page 
50-51 and 60-61

Asheville MMH Study | Advisory Working Group Meeting #2 37



Zoning Barriers Assessed for MMH ready 
locations

Focusing on zones that 
apply within areas that 
MMH already exists 
and/or are walkable

Realign zones to allow 
what you want to 
encourage

Asheville MMH Study | Advisory Working Group Meeting #2 38
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Identifying Barriers
Plans, policy, and zoning 
well-intended, but falling 
short of enabling MMH

Overcoming barriers 
means thinking through 
tradeoffs

What zoning regulations 
can we change in order to 
enable more housing?

Asheville MMH Study | Advisory Working Group Meeting #2 39



Top Zoning Regulatory Barriers

Asheville MMH Study | Advisory Working Group Meeting #2

Lot Size, 
width, and 
footprint

Current standards 
not calibrated to 
encourage a variety 
of MMH types. 

For example, lot 
size minimums. 
increase with more 
units, thus 
encouraging larger 
units.

Multifamily 
Design 

Standards
Limits 12 units per 
structure

Requires certain 
design standards 
such as 1 entry per 
street, which do 
not fit MMH types

Allowed Uses
RS zones only 
allow single family

Multifamily use 
does not 
distinguish 
between MMH 
types and large 
apartment 
buildings, (but are 
subject to 
Neighborhood 
Scale MF Design 
standards)

Entitlements
Current process 
does not 
distinguish 
between MMH 
types and large-
scale apartment 
building, putting 
undue fees and 
processes on 
smaller 
developments

40



Other Notable Regulatory Barriers

Asheville MMH Study | Advisory Working Group Meeting #2

Parking & 
Access

Parking minimums 
create barriers to 
development 
through added 
cost of parking 
infrastructure. 
Street frontage 
and access drive 
requirements add 
significant costs 
and difficulty.

Limited 
Multifamily 

Zoned 
locations

Few locations 
within the City are 
mapped for 
Multifamily. 
Currently MF is 
occurring in 
locations mapped 
as RS zones

Landscape 
Buffers

Buffers between 
RS and RM zones 
is currently limiting 
for narrow to small 
lots

Cottage 
Standards

Current standards 
do not regulate 
placement of 
cottage units 
around a central 
green. Results in 
parking courts 
with little place-
making

41



Discussion: Zoning Barriers

Reduce parking 
requirements

Allow more housing types 
into existing RS zones 

Allow more height in 
some areas

Allow more than one 
structure on a lot

Asheville MMH Study | Advisory Working Group Meeting #2

What zoning tradeoffs are acceptable 
to enable housing?

42



Next Steps

Questions to keep in mind

What is the Need?

Who is it serving?

Review Memo and Provide 
Feedback by 8/10

Attend August 4th Workshop

Share Renter’s Survey 

Asheville MMH Study | Advisory Working Group Meeting #2 43
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Graphically test zoning code: 3 steps

Left: The diagram illustrates 
how a fourplex can fit on the 
lot while fitting in the pattern of 
buildings in the area.

R-M2 Zone - Missing Middle 
Option 01 - Fourplex

Key

Setbacks

Front = 15'

Side = 5' (left), 11' (right)

Rear = 45'

R-M2 Zone, 55' x 100' Lot Size 
Missing Middle Option 01  

Building Form

Resultant Footprint 1,560 sf

Resultant Height/ Stories 32'/ 2

Resultant Lot Coverage 28%

Parking

Spaces Required 4

Density

Number of Units 4

Resultant Density 32 du/ acre

55'

100'

Below: The fourplex provides a 
small front yard and a building 
footprint smaller than what the 
R-M2 zone allows.
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Chapter 2 — Testing of City Zoning

Right: The diagram illustrates 
what type of development and 
form are possible after applying 
all standards.

R-M2 Zone - Allowed 
Max. Potential Development per Existing Standards

Key

Setbacks

Front = 36'

Side = 5' (min. 15' for 
multifamily)

Rear = 15'

R-M2 Zone, 55' x 100' Lot Size 
Allowable Development per Existing 
Standards

Building Form

Resultant Footprint 2,200 sf

Resultant Height/ Stories 35'/ 3

Resultant Lot Coverage 40%

Parking

Min. Spaces Required 2

Density

Number of Units 1*

Resultant Density 8 du/ acre

55'

100'

Note: Although the building 
complies with the zone 
standards, the resulting 
building is out of scale with the 
neighboring buildings and does 
not contribute to a streetscape 
of building facades.

*Note: After applying the 
minimum side setbacks for 
multifamily buildings, the 
resulting building is 25' wide, 
significantly limiting the 
development of the site to 
essentially a townhouse.
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Chapter 2 — Testing of City Zoning

R-M2 Zone - Development 
Standards
Max. Envelope per Existing Standards

Left: The diagram illustrates 
the R-M2 zone's maximum 
development envelope.

55'

100'

Key

Setbacks

Front = 20'

Side = 5' (min. 15' for 
multifamily)

Rear = 15'

Below: Example of 55' x 100' 
lot and existing development.

R-M2 Zone, 55' x 100' Lot Size 
Max. Envelope per Existing Standards

Building Form

Lot Area 5,500 sf

Max. Height 40'

Max. Lot Coverage 40%

Parking

Min. Parking Spaces 2 per unit for single family; 
1.5 per unit for multifamily

Density

Max. Allowed Density 20 du/ acre
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Chapter 2 — Testing of City Zoning

Max building envelope What regs actually allow/encourage Ideally what allow: Reverse engineer 
44



Displacement Risk Assessment Explained

Asheville MMH Study | Advisory Working Group Meeting #2

Demographic and Market Change: Where are 
market pressures increasing and demographic 
changes happening?

Strategy 
Map

DEMOGRAPHIC 
AND MARKET 

CHANGE

MIDDLE 
HOUSING 

OPPORTUNITY

ANTI-DISPLACEMENT 
STRATEGIES

Displacement Vulnerability: Where might 
residents be at risk for displacement if middle 
housing is encouraged through policy changes?

Middle Housing Opportunity:  What areas have 
existing infrastructure or surrounding land uses 
that are opportunities for middle housing ?

Anti-Displacement Strategies: Which anti-
displacement strategies are most appropriate in 
a particular area based on the vulnerability, 
change, and middle housing opportunity?

DISPLACEMENT 
VULNERABILITY
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Questions and Discussion


