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What is missing middle housing?

Missing Middle Housing (noun): Medium-density multi-
family housing that is compatible in scale with single-family or 
transitional neighborhoods and frequently missing from those 
neighborhoods. Can be used to describe structures, or clusters 
of structures, with between two and twelve units.



What is gentle density?

Gentle Density (noun): A policy of allowing missing middle 
housing development in single-family or transitional 
neighborhoods, typically requiring or encouraging context-
sensitive design so new projects fit into existing built 
environments.

HOUSING TYPE

Single-Family
Housing

Missing Middle 
Housing

STRATEGY OUTCOMES

Single-Family 
Zoning
(Subdivisions)

• Uniform housing sizes
• Limited housing options
• Higher housing costs
• Car-centric transportation
• Higher infrastructure costs
• Environmental degradation
• Loss of open space

• Increased housing options
• Diversity in housing cost
• Multi-generational housing
• Transportation choices
• Efficient use of public resources
• Reduced greenfield development

Gentle Density
Zoning
(Infill)



Why Consider Missing 
Middle Housing?



Housing Shortages
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Figure 1. Building Permits in 
New Jersey (1995 to 2023)
Source: Building Permits Survey 
(BPS). New Privately Owned Housing 
Units Authorized. (2010 to 2023)



High Housing Costs
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YearFigure 2. All-Transactions House Price Index for New Jersey 
(NJSTHPI)
Source: U.S. Federal Housing Finance Agency

Metro Area 2023 - 2024

Edison 41%

North Wildwood 40%

Princeton, NJ 35%

Sayreville 35%

Atlantic City 34%

Warren 33%

Toms River 32%

Linden 28%

Redfin. New Jersey Housing 
Market. Redfin.com/state/New-
Jersey/housing-market. Accessed 
8/19/2024



Demographic Changes

Figure 3. Change in Household Composition (1960 to 2020)
Source: USAFacts.org



Housing Choice
• Size

• Bedrooms

• Tenure (rent/own)

• Amenities

• Maintenance

• Location
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The Types
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Fourplex

5’

60’

60’

40’
15’

120’

Cottage Court / Quadplex

5’

95’

25’

30’

30’

85’

35’

35’

15’

110’

A structure that consists of 4 dwelling units arranged along a central 
corridor, typically with a shared entry from the street. This type has the 
appearance of a medium-to-large single-unit house. Where appropriate, 
utilizing facade articulations and building elements (such as the porch 
depicted here) can help blend structure with the surrounding context.

Building Lot

Width  40 feet Width  60 feet

Depth  60 feet Depth  120 feet

Units 4 Area 7,200 sq.ft.

Average Unit Size  1,100 sq.ft. 0.17 acres

Off-Street Parking 4 Gross Density 24 du/acre

On-Street Parking 2 Lot Coverage 5,200 sq.ft. (70%)

A cluster of single-unit buildings clustered around a common courtyard 
gives the appearance of single-family detached housing from the street. 
A common driveway and courtyard provide parking access and a shared 
outdoor space. Several modifications of this type are possible, including 
requiring the rear units to be smaller than the front units.

Building Lot

Width  35 feet Width  95 feet

Depth  30 feet Depth  110 feet

Units 4 Area 10,450 sq.ft.

Average Unit Size  2,100 sq.ft. 0.24 acres

Off-Street Parking 4 Gross Density 17 du/acre

On-Street Parking 4 Lot Coverage 7,300 sqft (70%)
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depicted here) can help blend structure with the surrounding context.

Building Lot

Width  40 feet Width  60 feet

Depth  60 feet Depth  120 feet

Units 4 Area 7,200 sq.ft.

Average Unit Size  1,100 sq.ft. 0.17 acres

Off-Street Parking 4 Gross Density 24 du/acre

On-Street Parking 2 Lot Coverage 5,200 sq.ft. (70%)

A cluster of single-unit buildings clustered around a common courtyard 
gives the appearance of single-family detached housing from the street. 
A common driveway and courtyard provide parking access and a shared 
outdoor space. Several modifications of this type are possible, including 
requiring the rear units to be smaller than the front units.

Building Lot

Width  35 feet Width  95 feet
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Multiplex (Medium)

5’

100’

35’

65’
30’ 75’

10’

125’

Multiplex (Small)

5’

70’

60’

50’
15’

120’

Six to eight dwelling units are accessed from a central corridor and shared 
entryway. This type has the appearance of a large, detached house. 
Regulating facade articulation, front yard conditions, and roof elements can 
help blend structure with the surrounding context.

Building Lot

Width  75 feet Width  100 feet

Depth  65 feet Depth  125 feet

Units 6 - 8 Area 12,500 sq.ft.

Average Unit Size  800 - 1,00 sq.ft. 0.29 acres

Off-Street Parking 14 Gross Density 21 - 28 du/acre

On-Street Parking 4 Lot Coverage 8,900 sq.ft. (68%)

Dwelling with three units accessed from the street and two to three units 
accessed from the rear yard. This type has the appearance of a medium-
to-large, detached house. Regulating facade articulation and building 
elements (such as the porch depicted here). Modifications in rooflines can 
help create variation and help match the rhythm of buildings on a street.

Building Lot

Width  50 feet Width  70 feet

Depth  60 feet Depth  120 feet

Units  5 - 6 Area 8,400 sq.ft.

Average Unit Size  900 - 1,100 sq.ft. 0.19 acres

Off-Street Parking 6 Gross Density 26 - 32 du/acre

On-Street Parking 3 Lot Coverage 6,300 sq.ft. (75%)



Planning & Zoning Considerations
Planning 

• Engagement

• Demographic & Housing Analysis

• Spacial & Statistical Analysis

• Equity

• Historic & Neighborhood 
Preservation

Zoning Analysis 

• Zoning Code Analysis

• Lot Analysis

• Place Character Analysis

49Planning & Zoning Considerations48 NJ TRANSIT: A Guide to Gentle Density and Missing Middle Housing In New Jersey

Architectural Elements Impacting Place Character
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green street frontages
Most neighborhood residential streets in Portland are characterized by landscaped 
setbacks between the fronts of buildings and sidewalks. This “green edge” provides 
residential streets with a clearly-identifiable character that serves as a counterpoint 
to the “hardscape” of commercial main streets. In many areas, this green edge is 
reinforced by planting strips and street trees.

principle: Along residential side streets, limit interruptions to front setback land-
scaping. A key way of achieving this is by minimizing the amount of frontage 
devoted to paved vehicle areas (see pages 15–28).

 

Contemporary infill (upper)—front 
landscaping ties these attached houses 
into the neighborhood fabric (City Life 
demonstration project—1995). This 
provides a stronger contextual fit than the 
rowhouses (lower), despite the latter’s more 
traditional architectural details. That shed 
roof forms are used instead of gables is of 
less consequence than the continuation 
of neighborhood street frontage 
arrangements.
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Front setback patterns
Some streets feature consistent front building setbacks that help define neighbor-
hood character.

principle: Continue established building setback patterns, where this is a neighbor-
hood priority and is practical. Note: deep front setbacks can compromise the ability 
to provide backyard space and/or rear parking, particularly at higher densities.

 

Shallow setbacks along a Lair Hill street

Generous setbacks along an Irvington street 
lined by a mix of apartment buildings and 
houses
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RHytHM oF developMent along tHe stReet

Rhythm of development along the street 
Neighborhood block frontages are often characterized by a consistent rhythm of 
development created by recurring building patterns. In inner neighborhoods this 
is typically defined by development patterns established by the original platting 
pattern of 50’-wide lots.

principle: Continue established building rhythms along street frontages.

Street lined with houses, duplexes, and fourplexes built in the early 20th Century. The 
rhythm of development along the street is consistent, despite differences in density.  

Avoid monolithic massing—disrupts fine-
grain neighborhood pattern

Contemporary infill continues street 
frontage rhythm

Projects on sites larger than nearby houses can continue such patterns by dividing buildings into volumes reflective of the 
established building rhythm. Conversely, projects of small-lot land divisions (such as those comprised of 25'-wide lots) can 
often best respond to neighborhood context by including attached houses, instead of using of narrow houses on each lot. 
In older neighborhood houses, paired attached houses can achieve a much more successful continuation of established pat-
terns than is possible with narrow, detached houses, which can disrupt established neighborhood patterns characterized by 
houses on 50'-wide lots.

Rhythm of Solids and Voids
Many streets have a consistent rhythm of 
alternating solids (building facades) and 
voids (side yards). This rhythm is impacted 
by the lot width, the building widths, and 
the side yard setback. Long stretches of 
solids (facades) can feel incongruent in 
a neighborhood with frequent breaks. 
Larger buildings that are broken up, as 
the courtyard building is in this drawing, 
can contribute to that identity without 
having to be the same size as other 
buildings on the street.

Front Yards
Many streets have a consistent front yard 
depth (building setback). Municipalities have 
increasingly started to use build-to-lines, 
which required a certain percentage of the 
facade to be setback a specified distances. 
This helps ensure consistency. It may also 
help to study the condition of the front yard: 
are there garages that face the street or 
curb cuts that break up front lawns? Where 
these elements are absent, introducing them 
can create stark contrast between new and 
old.

Fenestration, roofs, and 
building elements
The frequency and location of windows 
and doors can impact the look and feel 
of a building and how they function. 
Introducing new rooflines to established 
neighborhoods can frequently cause new 
construction to stick out. Major building 
elements - such as porches, bay windows, 
and stoops - impact the look of a 
building  but can be important places for 
socialization that bring residents together.

Illustrations source: Infill Design Toolkit: Medium-Density Residential Development

Courtyard Building
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Building oRientation

street orientation
Buildings oriented toward streets are a key characteristic of Portland’s neighbor-
hoods. This orientation is achieved by having features such as windows, main 
entrances, and porches oriented toward the street. This street orientation also con-
tributes toward a pedestrian-friendly street environment, providing a visually-rich 
street edge; and contributes to safety by allowing residents to survey street activity 
(the “eyes-on-the-street” concept).

principle: Along street frontages, orient windows, main entrances, and other pri-
mary building façade elements toward the street. Care should be taken to avoid the 
appearance of buildings turning their backs or sides toward the street. Courtyard 
buildings can contribute to this by orienting main entrances toward courtyards that 
serve as a semi-public extension of the public realm of adjacent streets.

 
Contrasting images of similarly-configured apartment developments, but 
featuring very different street orientations. Left example includes main entrances 
and many windows oriented toward the street. Porches bring additional prominence to 
the street-facing entrances, while architectural details and façade articulation provide 
additional visual interest that contributes to a pedestrian-friendly street environment. Right 
example appears to “turn its back” to the street, with no main entrances along the street 
frontage and large areas of blank wall.

 

Triplex with “front” doors and most 
windows oriented toward side, away from 
street. 

Triplex with main entrances, windows, and 
porches oriented toward street.

Figure 18. Dynamic Residential Lot Standards in Morristown, NJ
Source:  § 30-205.6 Lot Standards – Morristown Land Development Ordinance

Place Character Analysis
Requiring context-sensitive design requires 
a careful evaluation of the key elements 
that help create a sense of place and that 
can be regulated through zoning. Typically, 
these include:

• Rhythm of solids to voids

• Front yard conditions, including depth 
and materials.

• Location of parking

• Fenestration (the arrangement of 
windows and doors on the elevations of 
a building)

• Roof types

• Building components

Several of these are discussed in more 
detail in Architectural Elements Impacting 
Place Character (page 49). 

Visual preference surveys, walking tours, 
and design charrettes are useful to help 
identify the key architectural and site 
elements that work together to define the 
character of the community. Grounding 
the conversation in a discussion of the 
elements that have social, environmental 
and economic impacts can help prevent 
such exercises becoming solely aesthetic 
preferences.

Establishing Zoning Standards
Bulk and Dimensional Standards
Since missing middle housing often 
involves infill development on existing lots, 
municipalities should pay close attention 
to how they set minimum and maximum 
lot area, widths, setbacks, and height and 
coverage restrictions when allowing missing 
middle housing. Height requirements that 
match existing conditions can help to ease 
anxieties but may also restrict the number 
of units that will be built. 

Municipalities should avoid setting 
minimum lot areas on a per-dwelling basis, 
as this can unnecessarily restrict where 
missing middle housing can be built in 
existing neighborhoods.

Variable Lot Standards
A key trend in zoning has been the use of 
variable setback standards. In Morristown, 
NJ the side yard and coverage ratio 
requirements change based on the width of 
the parcel (Figure 18).39 This only applies to 
existing lots, with the minimum lot size for 
subdivisions controlled elsewhere. 

39   § 30-205.6 Lot Standards – Morristown Land 
Development Ordinance



Planning & Zoning Considerations
Zoning Options

• Variable (Dynamic) Lot Standards

• Building Types

• Use Standards

• Transition Standards

• Design Standards & Guidelines

Special Considerations for ADUs

• (Short-term) Rentals

• Owner Occupancy

• Subdivision/Ownership

• Parking & Non-residential Uses
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Architectural Elements Impacting Place Character
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green street frontages
Most neighborhood residential streets in Portland are characterized by landscaped 
setbacks between the fronts of buildings and sidewalks. This “green edge” provides 
residential streets with a clearly-identifiable character that serves as a counterpoint 
to the “hardscape” of commercial main streets. In many areas, this green edge is 
reinforced by planting strips and street trees.

principle: Along residential side streets, limit interruptions to front setback land-
scaping. A key way of achieving this is by minimizing the amount of frontage 
devoted to paved vehicle areas (see pages 15–28).

 

Contemporary infill (upper)—front 
landscaping ties these attached houses 
into the neighborhood fabric (City Life 
demonstration project—1995). This 
provides a stronger contextual fit than the 
rowhouses (lower), despite the latter’s more 
traditional architectural details. That shed 
roof forms are used instead of gables is of 
less consequence than the continuation 
of neighborhood street frontage 
arrangements.
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Front setback patterns
Some streets feature consistent front building setbacks that help define neighbor-
hood character.

principle: Continue established building setback patterns, where this is a neighbor-
hood priority and is practical. Note: deep front setbacks can compromise the ability 
to provide backyard space and/or rear parking, particularly at higher densities.

 

Shallow setbacks along a Lair Hill street

Generous setbacks along an Irvington street 
lined by a mix of apartment buildings and 
houses
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Rhythm of development along the street 
Neighborhood block frontages are often characterized by a consistent rhythm of 
development created by recurring building patterns. In inner neighborhoods this 
is typically defined by development patterns established by the original platting 
pattern of 50’-wide lots.

principle: Continue established building rhythms along street frontages.

Street lined with houses, duplexes, and fourplexes built in the early 20th Century. The 
rhythm of development along the street is consistent, despite differences in density.  

Avoid monolithic massing—disrupts fine-
grain neighborhood pattern

Contemporary infill continues street 
frontage rhythm

Projects on sites larger than nearby houses can continue such patterns by dividing buildings into volumes reflective of the 
established building rhythm. Conversely, projects of small-lot land divisions (such as those comprised of 25'-wide lots) can 
often best respond to neighborhood context by including attached houses, instead of using of narrow houses on each lot. 
In older neighborhood houses, paired attached houses can achieve a much more successful continuation of established pat-
terns than is possible with narrow, detached houses, which can disrupt established neighborhood patterns characterized by 
houses on 50'-wide lots.

Rhythm of Solids and Voids
Many streets have a consistent rhythm of 
alternating solids (building facades) and 
voids (side yards). This rhythm is impacted 
by the lot width, the building widths, and 
the side yard setback. Long stretches of 
solids (facades) can feel incongruent in 
a neighborhood with frequent breaks. 
Larger buildings that are broken up, as 
the courtyard building is in this drawing, 
can contribute to that identity without 
having to be the same size as other 
buildings on the street.

Front Yards
Many streets have a consistent front yard 
depth (building setback). Municipalities have 
increasingly started to use build-to-lines, 
which required a certain percentage of the 
facade to be setback a specified distances. 
This helps ensure consistency. It may also 
help to study the condition of the front yard: 
are there garages that face the street or 
curb cuts that break up front lawns? Where 
these elements are absent, introducing them 
can create stark contrast between new and 
old.

Fenestration, roofs, and 
building elements
The frequency and location of windows 
and doors can impact the look and feel 
of a building and how they function. 
Introducing new rooflines to established 
neighborhoods can frequently cause new 
construction to stick out. Major building 
elements - such as porches, bay windows, 
and stoops - impact the look of a 
building  but can be important places for 
socialization that bring residents together.

Illustrations source: Infill Design Toolkit: Medium-Density Residential Development

Courtyard Building
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Building oRientation

street orientation
Buildings oriented toward streets are a key characteristic of Portland’s neighbor-
hoods. This orientation is achieved by having features such as windows, main 
entrances, and porches oriented toward the street. This street orientation also con-
tributes toward a pedestrian-friendly street environment, providing a visually-rich 
street edge; and contributes to safety by allowing residents to survey street activity 
(the “eyes-on-the-street” concept).

principle: Along street frontages, orient windows, main entrances, and other pri-
mary building façade elements toward the street. Care should be taken to avoid the 
appearance of buildings turning their backs or sides toward the street. Courtyard 
buildings can contribute to this by orienting main entrances toward courtyards that 
serve as a semi-public extension of the public realm of adjacent streets.

 
Contrasting images of similarly-configured apartment developments, but 
featuring very different street orientations. Left example includes main entrances 
and many windows oriented toward the street. Porches bring additional prominence to 
the street-facing entrances, while architectural details and façade articulation provide 
additional visual interest that contributes to a pedestrian-friendly street environment. Right 
example appears to “turn its back” to the street, with no main entrances along the street 
frontage and large areas of blank wall.

 

Triplex with “front” doors and most 
windows oriented toward side, away from 
street. 

Triplex with main entrances, windows, and 
porches oriented toward street.

Figure 18. Dynamic Residential Lot Standards in Morristown, NJ
Source:  § 30-205.6 Lot Standards – Morristown Land Development Ordinance

Place Character Analysis
Requiring context-sensitive design requires 
a careful evaluation of the key elements 
that help create a sense of place and that 
can be regulated through zoning. Typically, 
these include:

• Rhythm of solids to voids

• Front yard conditions, including depth 
and materials.

• Location of parking

• Fenestration (the arrangement of 
windows and doors on the elevations of 
a building)

• Roof types

• Building components

Several of these are discussed in more 
detail in Architectural Elements Impacting 
Place Character (page 49). 

Visual preference surveys, walking tours, 
and design charrettes are useful to help 
identify the key architectural and site 
elements that work together to define the 
character of the community. Grounding 
the conversation in a discussion of the 
elements that have social, environmental 
and economic impacts can help prevent 
such exercises becoming solely aesthetic 
preferences.

Establishing Zoning Standards
Bulk and Dimensional Standards
Since missing middle housing often 
involves infill development on existing lots, 
municipalities should pay close attention 
to how they set minimum and maximum 
lot area, widths, setbacks, and height and 
coverage restrictions when allowing missing 
middle housing. Height requirements that 
match existing conditions can help to ease 
anxieties but may also restrict the number 
of units that will be built. 

Municipalities should avoid setting 
minimum lot areas on a per-dwelling basis, 
as this can unnecessarily restrict where 
missing middle housing can be built in 
existing neighborhoods.

Variable Lot Standards
A key trend in zoning has been the use of 
variable setback standards. In Morristown, 
NJ the side yard and coverage ratio 
requirements change based on the width of 
the parcel (Figure 18).39 This only applies to 
existing lots, with the minimum lot size for 
subdivisions controlled elsewhere. 

39   § 30-205.6 Lot Standards – Morristown Land 
Development Ordinance
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Article 5: Development Standards 
Section 5.9. Building Configuration and Design 

5.9.7. Single-Family Attached, Detached and Duplex Design Guidelines 
 

 
Morrisville, NC October 1, 2021 
Unified Development Ordinance Page 5-67 

3. Relationship to Surrounding Development (Town Center Districts) 

a. Transitions 

Buildings with a height that exceeds that of neighboring existing homes by one story or more 
shall provide a transition using at least three of the following techniques.  (See Figure 
5.9.6.C.3.a: Transitions – Town Center Districts.): 

(1) “Stepping down” structure height and mass along the shared property line to meet the 
height of the existing neighboring home along a minimum of fifty percent of the building’s 
length. “Stepped down” portion of the building shall be a minimum of ten feet in depth; 

(2) Increasing the side yard setback a minimum of ten feet beyond that which is required; 

(3) Providing variations in the side building wall and roof form so that new structures have a 
comparable scale to that of neighboring homes along the shared property line; and/or 

(4) Utilizing dormers and sloping roofs to accommodate upper stories. 
(Ord. No. 2015-002, 04/29/2015) 

 

 
Figure 5.9.6.C.3.a: Transitions - Town Center Residential Districts. 

 
(Ord. No. 2016-001, 05/10/2016) 

5.9.7. Single-Family Attached, Detached and Duplex Design Guidelines 

A. Applicability 

1. Single-family detached development located in a bungalow court or pocket neighborhood shall 
comply with these design guidelines.   

Figure 20. Example Standards for Regulating Transitions
Source: Morrisville NC Land Development Ordinance Section 5.9.7. Single-Family Attached, Detached and Duplex Design 
Guidelines

Establishing Use Standards
Updating use standards is often a critical step in advancing gentle density 
solutions. During this process, it is common for communities to modernize 
the language, replacing “family” with “unit.” This language more accurately 
reflects the diverse household composition of the state and nation.  

Municipalities should also explore the rules and regulations regarding 
the conversion of single-unit homes to two-unit homes. Converting 
homes, especially older homes and historic properties, can help to extend 
the economic life of existing structures, beneficial in both maintaining 
neighborhood character and minimizing environmental impacts related to 
development. 

Transition Standards
Establishing standards for an adequate transition between lower-density 
and higher-density housing is often an important planning consideration 
when contemplating how to accommodate diverse housing within 
communities and neighborhoods. The APA Zoning Practice report provides 
an excellent example of four techniques used in the Morrisville, NC Land 
Development Ordinance (Figure 20) that can be used for infill missing-
middle housing development in traditionally single-unit neighborhoods.

Some municipalities have set the required 
front-yard setback as the average of the 
setbacks along the same side of the street 
and on the same block.

Variable lot standards can be an effective 
technique for reducing the number of non-
conforming structures and lots. Combined 
with building types, they can be an effective 
strategy for advancing context-sensitive 
infill missing-middle housing.

Building Types
Establishing different bulk and dimensional 
requirements for various building types 
is common practice. For example, many 
communities have different standards for 
multi-family and single-family buildings 
within the same district. Traditionally, 
however, these standards have treated 
all multi-family development uniformly, 

Figure 19. Example Building Regulations from Morristown Land Development Ordinance
Source: Section 30-3.B.4.c in 2024 Land Development Ordinance

regardless of whether it is a 3-unit, 30-unit, 
or 300-unit building. This one-size-fits-all 
approach often leads to unpredictable 
results.

Form-based zoning allow municipalities 
to develop more detailed definitions of 
different building types, with specific 
regulations for each. This may include 
graphic representations of how buildings 
should be situated on lots and minimum 
and maximum building size requirements, 
such as those depicted in Figure 19. 
This approach is particularly effective 
for missing-middle housing, as it allows 
communities to clearly visualize potential 
future developments. However, it may 
also require adapting administrative 
procedures, which can incur short-term 
costs.
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Building Standards

MORRISTOWN LAND DEVELOPMENT ORDINANCE

DISTRICT 
STANDARDS

30-2
APPENDICES

ADDITIONAL 
STANDARDS
30-5 to 30-8

DESIGN
STANDARDS

30-4

BUILDING 
STANDARDS

30-3
INTRODUCTION

30-1

C.  Building Regulations

D.  Additional Regulations
1. Density and maximum unit count shall include dwelling units contained in both the courtyard building and the primary 
building. Under no circumstances shall any provision herein be interpreted to permit the number of dwelling units per parcel 
in excess of those permitted in the district.

2. For the purposes of this provision, habitable floor area shall be defined as:

• The sum of the gross horizontal areas of the floor or several floors of a dwelling, measured between the inside face of 
exterior walls or from the center line of walls separating two dwelling units, having a clear ceiling height of seven feet 
four inches or greater, but not including any unfinished cellar or basement or any garage space, breezeway, interior 
patios, enclosed porches or accessory building space.

Min Max

General Building Standards

A Building Width* -- 40’

B Building Depth* -- 50’

C Build-to-Line-Occupancy See Note**

D Main Entrance See Note**

E Building Separation 24’ --
*Applicable to the courtyard building only. See Section 30-3.1 to Section 30-3.3 for such standard of the primary building.

**Applicable to the primary building only, unless on a corner lot, where such standard for the courtyard building is based 
on the category of Building Type of the primary building per Section 30-3.1-3 (Detached, Estate or Semi-Attached).

 C
A 

Morristown defines 
Courtyard buildings as, 
“Two separate structures 
occupying the same lot, with 
one structure located at the 
front (primary building) of 
the lot and the other at the 
rear of the lot (courtyard 
building). The primary 
building may house one or 
two families and must be 
in an Attached, Estate or 
Detached building type per 
Section 30-3.1-3, while the 
rear courtyard building is to 
be smaller and contain only 
one family.”



Implementation Program
Task 1: Baseline Assessment 

• Plan Review

• Data Collection

• Demographic Analysis

• Land Use & Parcel Analysis

• Zoning Analysis

• Subdivision/Ownership

• Parking & Non-residential Uses

Task 2: Community & Stakeholder 
Engagement

Task 3: Plan Development & Ordinance 
Writing

• Plan Amendments

• Zoning Revisions

Task 4 Progress Tracking & Ongoing 
Support

• Progress Tracking

• Incentives



Chris Cosenza, AICP, PP, LEED AP
Associate

Gentle Density  |  Unlocking the Missing Middle in Housing



Townhomes

Narrow Lot Cottage

Accessory Apartment

Four-Family Dwelling

Garage Apartment

Accessory Apartment / Addition

Up/Down Duplex

Side-by-Side Duplex

Garage Conversion

Apartment House



Apartment Buildings Large Homes



Franklin Square Central Square



Infill Townhomes Infill Townhomes



Infill Townhomes Across from Train Station



New Duplex New Duplex



Infill Apartment Building Redevelopment Plan to 
Preserve Apartment Building



Infill Apartment Building on 
Funeral Home Property?



Two-Family and Single-Family Condos



Single-Family with ADU





A Vision for 

Everyone in New Jersey deserves an affordable place to live – in a safe, vibrant community

Convenient
walkable location

Stable rents & safe 
from flooding

Healthy, with trees 
and parks and 
pollution-free 

Where schools and 
activities are quality, 

safe, and inclusive



The disappearance of “missing middle”housing in NJ



Under-production of housing

Issuance of COs dropped off after 2006 and never recovered



Symptoms of NJ’s housing affordability crisis

Young adults can’t afford to move out:  
● NJ ranks #1 in % of 18-to-34-year-olds living with parents (43% in 2023, 

vs national rate of 32%)

Moving to other, cheaper states: 
● NJ has the 4th largest net domestic outflow of residents from 2020 to 

2023 (after California, New York, Illinois)

High rents: 
● NJ ranks #7 in median rent ($1,667 in 2023)



    The Approach

Building a 
Movement

Better State 
Policy

Changing 
Systems

A statewide network of 
local campaigns



    Principles

Housing Production Tenant Protections Zoning Reforms

Government 
Efficiency Local CampaignsLocal Planning



    Action Agenda: Relevant 2025 Priorities

Government 
Efficiency

Zoning Reforms
Legislative Campaign to:
• Permit ADUs
• Permit commercial space conversion to housing
• Reduce parking requirements
• Incentivize compact TOD
• Next up: missing middle housing in SF zones?

Streamlining local development review 
• Procedures: checklists, timeframes, etc.
• Pattern books and administrative reviews for projects

with 2-5 units



    Zoning Reform Legislative Campaign

Achieve state-level reforms 
to facilitate increased 

housing production and 
improve housing choice by 

January 2026.

● Resources
● Polling
● Partners



 Join Great Homes & Neighborhoods

???





Q & A



www.njtransit.com/transitfriendly

https://www.njtransit.com/transitfriendly


Thank You!
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