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A G E N D A

All opinions solely those of JET Planning and are outside observations of Grand 
Forks’ zoning code relative to emerging best practices for middle housing 
generally intended to support your continued exploration of how middle housing 
may fit in the city context.



OVERVIEW



A N A LY S I S  G O A L S

• Analyze City’s existing context, 
plans and development regulations 
to identify obstacles and 
opportunities for middle housing
• Accessory dwelling units (ADUs)
• Duplexes
• Triplexes
• Fourplexes
• Townhouses
• Cottage clusters

• Informed by City documents and 
staff insight, compared against 
emerging national best practices 
(AARP resources, JET experience)



D U P L E X E S

• Corner or mid-block

• Attached or detached

• Stacked or side-by-side



• Attached or detached

• Stacked or side-by-side: may look 
like townhouses

• Street or alley-access parking

T R I P L E X  &  F O U R P L E X E S



• Up to four attached homes

• Street or alley-access parking

• May look similar to plexes!

T O W N H O U S E S



• Small detached homes (~1,200 SF, 1-2 stories)

• Clustered around common open space

• Shared or individual parking

C O T TA G E  C L U S T E R S



C O T TA G E  C L U S T E R  S I T E S



B E N E F I T S  O F  M I D D L E  H O U S I N G

• Helps meet housing needs of growing 
communities, provides diverse housing options 
such as smaller homes, multigenerational homes

• Allows for lower-cost housing options, expands 
homeownership opportunities in high-opportunity 
neighborhoods (schools, parks, jobs)

• Supports economic development by creating 
accessible workforce housing

• Promotes smart land use and sustainability by 
supporting infill and compact development, often 
in walkable neighborhoods, closer to transit

• Preserves neighborhoods and blends with in 
neighborhoods with single-detached homes



ANALYSIS FINDINGS



A N A LY S I S  F I N D I N G S :  C O N T E X T

• Rents and housing costs rising faster than incomes
• Identified local need for more rental and ownership 

opportunities for low- to moderate-income 
households

• Majority of housing options are single-detached 
homes, over 70% of City’s residential areas zoned  
R-1
• Some new apartment buildings, townhouses; older 

plexes

• Many demographic groups looking for smaller, less 
expensive housing options: 
• UND students and recent graduates
• Young families and young professionals
• Smaller households
• Older adults looking to downsize



A N A LY S I S  F I N D I N G S :  P L A N S

• City’s 2050 Land Use Plan 
policies supportive of but not 
specific about role for middle 
housing to:
• Promote equitable, affordable 

housing
• Support existing communities 

and neighborhoods
• Provide more transportation 

choices

• Housing opportunities explicitly 
linked to City’s economic 
development goals

• Increasing state-level efforts to 
address housing needs, with 
focus on workforce housing as an 
economic development issue
• State-level housing needs 

assessment, priorities identified 
in North Dakota Housing Initiative 
last session

• Not yet translated into state 
action, incentives or 
requirements

• Other cities exploring local 
action, have not yet adopted 
changes



A N A LY S I S  F I N D I N G S :  D E V E L O P M E N T  R E G U L AT I O N S

• Grand Forks Land Development Code (Chapter XVIII)
• R-1 District: Single-detached dwellings on 7,500-SF 

lots
• R-2 District: Single-detached and two-family dwellings
• U-D University District: same as R-2
• R-3 District: Single-detached, middle housing and 

multiple-family up to 16 units/acre
• R-4 District: Single-detached, middle housing and 

multiple-family up to 50 units/acre
• Planned Unit Developments (PUDs): Greenfield and 

infill projects, ranging from R-1 to R-4 scale



C O D E  D E TA I L S :  H O U S I N G  T Y P E S

⇒ Opportunities to introduce and permit more middle housing types 
in more zones: ADUs, triplexes and fourplexes, and cottage clusters



C O D E  D E TA I L S :  D I M E N S I O N A L  S TA N D A R D S

⇒ Opportunities to scale minimum lot area 
by zone, rather than by housing type

⇒ Look to allow most housing types on the 
same size lots to increase number of 
eligible lots

⇒ Increase maximum impervious surface 
coverage

⇒ Simplify the setback requirements, and 
allow smaller buildings to be located 
within 20-ft rear setbacks

 
 
Zoning District Minimum Lot Area 

R-1 1-Fam: 7,500 SF 

R-2 1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

2-Fam det: 3,500 SF 

U-D, University 

District 

1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

Other: 7,000 SF 

R-3 1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

Townhouse: 3,500 SF 

3-Fam: 7,500 SF 

4-Fam: 10,000 SF 

R-4 1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

Townhouse: not specified 

3, 4-Fam: 7,000 SF 

 



C O D E  D E TA I L S :  PA R K I N G  S TA N D A R D S

⇒ Works out to 1 space per bedroom for many residential uses

⇒ Opportunity to move closer to national best practice of 1 space 
per dwelling

 
 
Zoning District Minimum Lot Area 

R-1 1-Fam: 7,500 SF 

R-2 1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

2-Fam det: 3,500 SF 

U-D, University 

District 

1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

Other: 7,000 SF 

R-3 1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

Townhouse: 3,500 SF 

3-Fam: 7,500 SF 

4-Fam: 10,000 SF 

R-4 1-Fam: 6,000 SF 

2-Fam: 7,000 SF 

Townhouse: not specified 

3, 4-Fam: 7,000 SF 

 
 

Single-family detached 

and two-family 

2 spaces for homes with >3 bedrooms  

3 spaces for homes with 4+ bedrooms 

If used as rentals Minimum of 1 space per bedroom 

Multiple-family, 

including townhomes 

2 spaces for studios and 1-bedroom 

2.25 spaces for 2-bedroom 

1 space per bedroom for 3+ bedrooms 

 



MIDDLE HOUSING 
OPPORTUNITIES



M I D D L E  H O U S I N G  C O D E  O P P O R T U N I T I E S

1. Allow ADUs outright in R-1 zone and with all single-family 
homes

2. Allow two-family homes on same size lots as single-family 
homes in R-2 and U-D zones. Consider triplexes, 
fourplexes, townhouses as well.

3. Allow smaller single-family and middle housing in R-3 
zone, similar to 16 unit/acre scale (as small as 3,000 SF 
lots)

4. Develop cottage housing standards for R-1 and R-2 zones
5. Add specific middle housing types and standards in R-2, 

R-3 and R-4 for those uses already permitted
6. Continue to explore reductions to residential parking 

minimums

7. Expand middle housing types permitted within PUDs

Consider any 
or all of 
these 

strategies, in 
infill and/or 
greenfield 
contexts

Broader 
strategies 

can be more 
effective, but 

starting 
incrementally 

is a start



B E Y O N D  T H E  C O D E

Building community familiarity with and support for middle 
housing:

• Education and outreach, including presentations like this

• Sharing local stories and context: walking tours, profiles, 
storytelling

• Coalition building with elected officials, local advocacy 
groups, builders and developers



DISCUSSION & QUESTIONS


