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Why are we 
talking about 

Missing Middle 
Housing (MMH)?
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A tool to help 

with today’s 

housing needs
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Many people have a personal story about MMH
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Defining Missing Middle Housing

House-scale buildings

with multiple units

in walkable neighborhoods
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It is “Middle” in two different ways

1. A middle form and scale 

between single family and 

multifamily buildings

2. Can deliver affordability by 

design to middle income 

households
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Who is housing being built for?
Different households have different housing needs

I'm a single

person. I need a studio 

apartment that's close to

where I work and bikeable

to downtown.

We are roommates. 
We need a three- bedroom unit

with space to host. We're not 

into yard work, and don't need

a backyard.

We are retirees. We

need a home where we are

surrounded by community. We

don't drive and prefer to be

very close to what we need.

We are a couple. We

need a small place where we

know our neighbors. We want

to be able to walk to

shops and restaurants.

We are a multigenerational family. We

need room for three generations to live together.

Grandma and grandpa need their own space to retreat,

but still want to be steps away from their kids and

grandkids and to be present in the family's daily life.

We are a family.
We need space for our kids

to live and play, and we'd like

a backyard. We'd love it if they

could walk to school.
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How might MMH contribute to PGC’s housing needs?
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- 11,975 units of MMH

- 24,596 units of MMH



The affordable housing crisis is rapidly growing

32% of PGC 

households are 

housing cost 

burdened.

72% of PGC 

renters are 

housing cost 

burdened. Image source: Plan HIllsborough

Cite year of source
Explain “cost
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Why do we call it missing?

10.3% of all housing 

units produced in 

PGC between 2013 

and 2023 were 

Missing Middle scale

-American Housing Survey
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Providing choices: People are trading…

for the amenity of place.the amenity of space…
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Growing demand for walkable living

53% would prefer to live in an 

attached dwelling (apartment, condo, 

townhome) rather than a detached 

single-family home if it meant they 

would have an easy walk to shops and 

restaurants
~ National Association 

of Realtors

78% indicated that they 

would be willing to pay more to live 

in a walkable community.
~National Association 

of Realtors
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But isn’t MMH allowed in Prince George’s County?
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• Some zones allow MMH but 

the allowed density doesn’t 

allow MMH  

• Some zones only allow 

Duplexes or Townhouses

• Some zones don’t allow MMH

• Some zones allow MMH but 

also allow much larger 

buildings
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Middle Housing? 2

Why is it important?



Defining Missing Middle Housing

House-scale buildings

with multiple units

in walkable neighborhoods
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We knew how to deliver these historically

Image source: Sears Catalog
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Have to look closely to notice multiple units
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House-Scale is key to Missing Middle Housing

House-Scale
Missing Middle Housing
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House-Scale building Block-Scale building

4 units in this building

24 units in this building

Be clear about House-Scale Size
There are two general categories of buildings: critical to know which you’re talking about

© 2026 Opticos Design, Inc. 
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Duplex: Side-by-side
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Make sure it’s a single-house massing
Otherwise, looks like a building with more than 2 units

A House-Scale Duplex: 2 units within house massing 
People entries in front; parking on side/rear

A ‘Duplex-twin’: 2 houses attached in the middle
• Parking dominates people entries

© 2026 Opticos Design, Inc. 
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Duplex: Stacked
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Cottage Court
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Fourplex
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Townhouse
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Courtyard Apartments
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Multiplex
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When 3 to 4 stories are desired

House-Scale Block-Scale
Upper Missing Middle HousingMissing Middle Housing
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Upper Missing Middle (3 to 4 stories)
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Missing Middle Housing 
Study for Prince George’s 

County
3



Stakeholder Interviews

What we Heard
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Evaluate potential by physical location

Centers Corridors Neighborhoods

Criteria

• Connectivity and Transit 

Service

• Placetypes

• People

• Jobs

• Developable Land

• Environmental Constraints
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Where should MMH be considered?
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Visualization tools 

for effective 

communication

Using existing sites

Visualize what MMH looks like on specific lots

Illustrative example of MMH buildings
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Visualization tools 

for effective 

communication

Using existing sites

Visualize what MMH looks like on specific lots

Illustrative example of MMH buildings
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Upper MMH and MMH each play a role
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• Shifting the conversation about 
what multi-family housing can 
look like

• Fitting into existing 
neighborhoods

• Creating new neighborhoods 
that don’t feel like”multi-family 
development”

Changing Industry Standards
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Key Recommendations
435

Recommendations 

in 6 Topic Areas 



Density = 30 units / acre Density = 29 units / acre
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49 units
175’ x 165’

3 stories

5 units
40’ x 65’
2 stories

3. Remove Density Limits for SF and MMH
Regulate by Intended Form
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9. Calibrate standards to identified MMH outcomes

For MMH to truly fit 

well in existing 

neighborhoods, 

understand the 

footprint (width x 

length) and height of 

houses in the area

Avoid outcomes like this 

by being clear about what’s 

intended

Generate outcomes like this 

by coordinating the standards 

to what’s intended
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Evening the playing field

Middle housing must overcome:

• Higher impact fees

• Complex permitting processes

• Higher build cost per sf

• More parking

• Lack of developer experience

Don’t just allow, likely need to 

encourage and incentivize!

Middle 

Housing

Single-

family

Middle housing should be 

equally (or more) attractive for 

developers to build! 
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13. Amend local building code for MMH

• Allow up to 6 units 
under IRC

• Cost implications of building under 
IBC are often too much

• Single stair approach

• Progress:

• Tennessee (SB 2635; Shelby County)

• North Carolina (HB 488)

• Washington state (HB 2071)

• Michigan

• Utah

• Oregon 
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14. Facilitate Development of Publicly Owned Land

Test future zoning changes

Partnering with local non-

profits with lower returns

Build on County-owned parcels
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Simplify plan review process

Simplify and understand the 
impacts of additional 
regulations like building and 
fire codes, subdivision 
standards, and stormwater.

Eliminate impacts on small 
multi-unit construction

18. Provide streamlined review for MMH
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100+ 
small scale 

developers

Sold $179,000

19. Provide pre-approved MMH plans
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The Missing 
Middle 
Neighborhood 
Kit™

19. Provide pre-approved MMH plans
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AARP is a major 

proponent of MMH

National & Local 

Realtors Association

National Association 

of Home Builders 

(NAHB)

Major Employers

28. Launch MMH Public Relations Campaign
Relate the benefits of MMH
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Partnering with local AARP chapter
Presentations, walking tours, workshops, visual build out illustrations
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25. Create MMH Loan Fund

Create publicly owned 

revolving loan fund

Can also address 

increased cost of IBC 

requirements until 

changes made to IRC
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1. Partner with developers through land (own/lease)

2. Issue bonds for redeveloping public land into MMH

3. Establish Affordable Housing Land Trust in PGC for MMH
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32. Develop MMH through agency collaboration
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Creating homes and neighborhoods people love
Reminding that MMH is more nuanced than typical multifamily development
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Next Steps
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