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Middle Housing = Infill Development 



Middle Housing Mandates – Quick Refresh
(duplexes, triplexes, fourplexes, fiveplexes, sixplexes, townhouses, stacked flats, courtyard apartments, and cottages)

• Tier 1 cities (over 75,000 population)

• Four units per lot. 

• Tier 2 cities (25,000 - 75,000 population)  

• Two units per lot. 

• Four du/lot required if within one quarter mile walking 
distance to transit, or when two units are affordable

• Tier 3 cities (under 25,000) – two units per lot

ALL Cities:
• 2 ADUs per lot
• Unit Lot Subdivisions
• Residential Lot 

Splitting





State Guidance on 
Infill Development 
• Garbage / Recycling / Yard Waste 

Service

• Parks & Open Space

• Water & Sewer

• Stormwater

• Utilities and Easements

• Public Street Improvements

• Road and Fire Access 

• Electric Service

• Mailbox Locations 



Staff feedback on infrastructure impacts

Small Projects, Big Questions

• Capacity concerns:
• Water
• Sewer
• Fire protection

• Cumulative impacts from small projects 
difficult to track

• Existing tools designed for subdivision-scale 
growth, not infill

Incremental Housing vs. Incremental Infrastructure

• Funding and capacity tools are limited or 
inconsistent

• Many cities rely on case-by-case reviews or 
deferred upgrades

• Infrastructure costs often fall on individual 
property owners

• When projects don’t pencil, infill doesn’t happen

Housing, infrastructure, and funding policies are not yet fully aligned.  
Staff are navigating that gap in real time.



• “Each city is completely different in many ways, and one size fits all mandates are a challenge, 
especially for small cities.”

• “Infrastructure should be the first item addressed before a mandate to increase population density. 
The process used is reverse of what should have happened.”

• “System capacity constraints and tracking the smaller projects that contribute are difficult to 
measure over time.”

• “Much of the middle housing will occur as infill. This will be done by individual property owners 
building their one small project, not a developer.”

• “The individual property owner is intimidated by the development process and the hurdles to 
getting a project built. We need to remove as many hurdles as possible.” 

• “Local jurisdictions don't have the funding to upgrade infrastructure on its own when infill is all that 
will result.”

 
• "The least understood impact is the need for transit, bike and pedestrian facilities to support the 

expected density - even in small towns, and how they are connected to a larger transit system.”

Staff Quotes: Early feedback on infrastructure impacts



Sage Point Subdivision



  Code – each lot has direct access to public mainlines

   Project – private lines inside of shared property

Mixed townhomes and standard lots – Shared Utilities



The Project:  Middle Housing Fourplexes 

• Standard Single Family Subdivision.

• One (1) fire hydrant for every 600 ft.  

• Increased density of four units per lot 
in low density residential 

• One (1) fire hydrant for every 300 ft. 

Challenges: 

Driveways and separation from 
intersections. Fire protection.

Setbacks and “front, side and rear” 
designations 

Jones Estate 
Corner Lots and Fourplexes 



Projects (2):  City desires broader 
exemptions in the Shoreline and ADU / 
duplex

Previous Code Allowance: 

• ADU’s not exempt w/in shoreline 

Desired Allowances:

• Allow ADU’s in shoreline by right

Challenges: 

• SMA update to be consistent with 
GMA and to allow ADU as 
appurtenance to primary unit 

• ADU project with duplex – Fire 
Apparatus, hydrant, turn around, 
limitation to future development

Shoreline Infill Exemptions 



• 56 platted small-lot 
townhouses 

• 4.5 acres

• Internal Park

• Active Transportation for 
the neighborhood.

• Improved Bus Route

• Alley Loaded

• Pedestrian oriented

• CPTED Principals

Ridley Village Court, 
Sandpoint, ID





Single-Family

Single-Family

Multi-FamilyMulti-Family

School

Commercial

SITE



Single-Family

Single-Family

Multi-FamilyMulti-Family

School

Commercial

SITE









• Water

• Sewer

• Stormwater

• Snow removal

• Turn Radius for garages

• Road widths

• Tree plantings

• Emergency Service

Design Challenges
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Turning Template for 
recommended pickup 
truck design vehicle

Something to consider 
for ADUs with garages 
with zero setbacks to 
alleys?





Comparing Polls to Practice 

• Who saw themselves 
in these case studies?

• What surprised you?

• Where do you feel 
least prepared?



Preparing for Infill Development



• Concurrency Ordinance 

• Level of Service (LOS) standards tied to 
permits

• Capital Facilities Plan phasing

• Sub-area capacity analysis

• Developer Agreements

• CC&Rs

• Case-by-case engineering review 
(pre-app stage or other)

Planning & Regulatory Tools



Funding and Financial Tools

• Impact Fees (parks, 
transportation, etc.)

• SEPA mitigation fees or 
conditions

• Developer-required off-site 
improvements

• Local Improvement Districts

• Latecomer Agreements 

• Utility Connection fees

• Utility System 
Development Charges

• General or utility fund 
contributions 

• Grants (state or federal)



Thank you.

Questions?
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