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About TRG Communities

Development Values:
• Neighborhood Lifestyles
• Creating Imaginative Places
• Sustainable Impact
• Community Connection



TRG Community 
Design Themes:

• Great Connectivity by 
Car/Bike/Feet

• Creative Parks
• Diverse Housing Products
• Residents of all ages: "8 to 80 

philosophy”



“Plans are only good intentions unless they immediately 
degenerate into hard work.”

Peter Drucker



What is Missing Middle Housing?



Characteristics of Missing Middle Housing
• A Walkable Context
• Medium densities but a perceived lower densities            

(8 du/acre to 70 du/acre)
• Small footprint and blended densities
• Smaller but well-designed units
• Off-street parking is minimized
• Simple construction
• Creating community
• Marketability: Think of a Single-Family Experience



Pinestone, Travelers Rest, S.C.



Pinestone, Travelers Rest, S.C.



Pinestone, Travelers Rest, S.C.
For-Sale and Rental Townhomes



Pinestone, 
Travelers Rest, 
S.C.
• Garage 

Apartment 
attached to a  
Detached 
For-Sale 
Home

• Garage 
Apartment as 
part of the 
Multi-Family 
Apartment 
Community 



Pinestone, Travelers Rest, S.C.
4-Plex 



O’Neal Village, Greer, S.C.



O’Neal Village, Greer, S.C.



O’Neal Village, 
Greer, S.C.
Duplex 
• Located at entrance
• Adjacent to Single-

Family Detached 
and Attached 
Townhomes



O’Neal Village, 
Greer, S.C.
Live Work Unit
• 2 Retail/Office Units 

on Ground Floor
• 2 One-Bedroom 

Units on Second 
Floor

• Code Review Could 
Require to Sprinkle 
Upstairs Units



O’Neal Village, Greer, S.C.



Westside, Spartanburg, S.C.



Westside, 
Spartanburg, 
S.C.
• 3/4/5 Units/Building
• Rear Access to 

Minimize the Car



Edisto Place, Columbia, S.C.
29 Dwelling Units: 7 Stacked Flats, 11 Townhomes, 1 Duplex, 2 Single Family Homes



Edisto Place, 
Columbia, S.C.

• 29 Dwelling Units
• 7 Stacked Flats
• 11 Townhomes
• 1 Duplex
• 2 Single Family 

Homes



Thoughts
• How Do You Finance and Build Missing Middle Housing
• Regulatory Tensions
• Boundary and Geographic Tensions



Regulatory Tensions



Regulatory 
Tensions

• GHF Site #1
• Option 1:11 Dwelling 

Units
• In Conjunction with 

Greenville Housing 
Fund (Property 
Originally From the 
City of Greenville



Regulatory 
Tensions

• GHF Site #1
• Option 2:17 Dwelling 

Units
• In Conjunction with 

Greenville Housing 
Fund (Property 
Originally From the 
City of Greenville

• New LMO does not 
allow Building of 
more than 80’

• New LMO requires 
Building Offsets



Regulatory 
Tensions

• GHF Site #1
• 10 Dwelling Units
• In Conjunction with 

Greenville Housing 
Fund (Property 
Originally From the 
City of Greenville



Geographic Development Influence
Greenville, South Carolina



Geographic Development Influence
Greenville, South Carolina



Geographic Development Influence
Greensboro, North Carolina



Geographic Development Influence
Greenville, South Carolina



Lessons Learned
As a Developer:
1. Always ask the Why Question?;
2. Commit To Excellence;
3. Be Willing to Battle (Fairly, Honestly, and with Humility);
4. Attempt to Understand the Other Side;
5. Be Open minded: Don’t Stereotype; 
6. Don’t hide;  
7. Own the Cause;
8. Action Oriented;
9. Build Relational Capital;
10. Embrace Ambiguity; and
11. Self Aware.
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Missing Middle Housing

2

Why is this important?
From a land-use perspective, the 
separation of people by race and 
income begins with separation by 
structure type. 

Separation by structure type 
translates into separation of 
renters from owners, because most 
attached housing is rented and 
most single-family homes are 
owner occupied.

Social systems aren’t naturally 
inequitable — they’ve been 
intentionally designed to reward 
specific demographics for so long 
that the system’s outcomes may 
appear unintentional but are 
actually rooted in discriminatory 
practices and beliefs.

Source: Milken Institute School of Public Health
GW University
November 5, 2020
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• 4.7 Square Miles

• 67% Single-Family Zoning

• Average Home Price over $755k 
(2024), rents average $1,800+

• Experiencing extreme loss of diversity

• Excellent schools, amenities

• Complexity and cost of housing 



Planning & Investing in the Future
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Housing Task Force 

• Mandatory Inclusionary Housing Ordinance (2020)
• Amend certain zoning district regulations to 

expand opportunities for ADUs and pocket 
neighborhoods (2021)

• Missing Middle Housing Ordinance (2023)
• Decatur Land Trust (2016 - )
• ADU finance program
• Increase Innovative Pipelines of Developable Land

Report and Recommendations
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Mandatory Inclusionary Housing
Policy created in 2020 to mandate workforce units

• Previous policy was voluntary, and unsuccessful
• Applies citywide, and to developments that create five 

or more new units
• Applies to both rentals and owner-occupied
• 10% of units must be affordable
• Development incentives provided
• Term typically 20 years, unless deed restrictions are 

renewed or Decatur Land Trust is a partner



Missing Middle Housing 

7

• Re-allow duplex, triplex, and quadplex in 
single-family-only zones.

• Can be no larger than an allowable single-
family home (FAR, lot coverage).

• Allow up to 50% of parking to be on-street.
• Enable smaller housing to be built by the 

market.
• Enable more flexibility for non-profit 

developers.



Myth: Decatur is overpopulated
• Reality:  Decatur currently has around 

25,000 residents 
• 1960 census, Decatur had 22,000 

residents
• Decatur has more “households” than in 

1960 but roughly the same population.  
How is that possible?

• The 1990 census reported 17,200 
residents in the City 

• Population projections in the 1970s by 
MARTA was 26,000.   



Missing Middle Housing
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Pilot Project – 230 Commerce Drive



Missing Middle Housing
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Pilot Project – 230 Commerce Drive

• 6 single-family homes
• 1-Bedroom: 1 home
• 2-Bedroom: 1 home
• 3-Bedroom: 4 homes

• New construction
• 528 – 1,582 square feet
• $210,000-$325,000



Missing Middle Housing
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Pilot Project – 600 Commerce Drive



Missing Middle Housing

12

Pilot Project – 600 Commerce Drive



Decatur Land Trust
Shared equity approaches such as community 

land trusts, can provide access to home 
ownership, create stability for existing 
homeowners. 

13

Shared Equity Home Ownership



A History of CLTs 
The first community land trust (CLT) was New 
Communities, Inc., in rural Lee County GA, 
organized in the late 1960s for Black 
sharecroppers who had lost their homes and 
jobs for registering to vote. It was an 
experiment in cooperation and collective 
resilience in the face of challenges.

The “C” in CLT emphasizes the importance of 
community control of the land.

Housing CLTs today have been adopted for 
urban communities to keep the land in trust 
and control the price of the dwelling on the 
land.

14
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Decatur Land Trust 
Current Housing and On the Horizon

• Park 108: Three condominiums
• Oak Cottage Court: Six single-family homes
• Three City-Owned lots to develop
• North Housing Village, Legacy Park
• Goal to acquire homes in neighborhoods
• Partners can also include schools, religious orgs, others
• Portion funded by the City of Decatur
• 2023 ballot – homestead exemption eligibility
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Approaches to Missing Middle Housing:
Davidson, NC Case Study

www.townofdavidson.org
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October 23, 2024



Presentation Roadmap

o Davidson Basics
o How We Got Here
o Planning Ordinance/Tools
o Success Stories
o Challenges
o Lessons Learned



Davidson Basics

Presenter Notes
Presentation Notes
20 miles north of charlotte. Part of a larger Lake Norman region with a population of just over 100k. Davidson is the smallest of the bunch at 16,000 people. 





Davidson Basics

Presenter Notes
Presentation Notes
Basic history
College founded in 1837 and the Town developed to support the needs of those at the college (dry goods, millers, physicians, tailors, barbers)

The Railroad arrived in the late 1800s, the town became a shipping point for cash crops – specifically cotton (and a service area for local farmers)

This was very typical for small railroad towns in the Carolina Piedmont. 



Davidson Basics

Presenter Notes
Presentation Notes
In 1959, Duke Power damned the Catawba River forming Lake Norman. It covers over 32,000 acres and is the largest lake in NC with a 500-mile shoreline. 

In the last 30 years, the lake has brought a lot of development to the region.




Presenter Notes
Presentation Notes
Coupled with the College, close access to the lake, a thriving restaurant scene, greenway networks, and a charming, walkable downtown. It’s made Davidson an extremely attractive town for relocation and development. 

However, that’s not all good. I like to argue that we’re a victim of our own success. Because of this, we’re a Top 5 wealthiest towns in NC. And it’s made land very expensive. Median home price is more than $600k in 2024. So, there’s a large segment who cannot afford Davidson. 





Davidson Basics

Charter Award

Presenter Notes
Presentation Notes
We’ve had some success. Good to toot your own horn too. Considered a progressive town in NC, a leader in form-based coding, and in the affordable housing space. 

We’ve been recognized by both state and national APA, CNU, Smart Growth, and Bike and Walk Friendly groups. 



WHY PLAN? 
“We shape our buildings; thereafter they shape us.” – Winston Churchill

Presenter Notes
Presentation Notes
Davidson didn’t happen by accident. 

Town leaders and residents made some very bold decisions 30 years ago that profoundly shaped and influenced today’s Davidson.

I like this quote because it speaks to the importance of design and designing for the public realm and specific building types

Davidson’s early adoption of Form-Based Code reinforces this elevation of design. 




The Alternative



 

Davidson 1930 



Davidson Today 





Town-Wide Meetings to Answer Three Questions:
 What did we like about Davidson?
 What would we do differently as we grow, if we had the chance?
 What did we want to avoid as we grow?

Affirmed Common Values:
 Main Street with Village Green and shops
  Davidson College
  Big Trees
  Sense of Community
  Diversity
  Narrow streets with sidewalks and front porches
  Connectivity
  Commercial and Industrial Tax Base
  Rural, open spaces

GENERAL PLAN 1993

Presenter Notes
Presentation Notes


Late 1980s/90s: Charlotte emerging as a national banking center (2nd largest in the US behind NYC), growth/development creeps up 77 towards the LKN and historic Davidson (4k). Very different time in town where a lot of people lived in town and walked to work (lots of college professors/staff). 

Town-wide meetings (Community conversation) affirming what was important to the community. It was a policy document to guide decision-making. Essentially the town’s first comprehensive plan. 

READ SLIDE



1. Established Guiding Principles

2. Addressed Specific Development Concerns:
 Compact neighborhoods
 Pedestrian-scaled buildings
 Building Types
 Inclusionary housing

DAVIDSON LAND PLAN 1995

Presenter Notes
Presentation Notes
Regulatory framework to implement vision. 

It was an evolution of ideas presented in the General Plan, but with a greater emphasis on regulatory mechanisms to achieve desired outcomes. It was highly illustrative (for that time) and contained graphics depicting specific standards set forth in the plan. These included …compact neighborhoods, etc… Inclusionary housing… More on that later. 

Design and building type really started to come into play. 



Davidson Bay - Quad

Davidson Gateway – “Attached” housing Walnut Grove- Triplex

St. Albans - Townhomes

Presenter Notes
Presentation Notes
Examples of missing middle at that time. 

All in on New Urbanism. 
Legislative decisions. 
Negotiations
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Q&A



Davidson Gateway – Live/Work Davidson Bay– Duplex

St. Albans - TownhomesCarnegie Mews – Pocket Neighborhood



Established Form-Based, Unified Development Code
 Design focused (height, transparency, building elements – porches/stoops)
 Single document

Addressed Land Uses and Spatial Relationships through: 
 Encouraging density to support businesses (Min. 2-story requirement)
 Creating flexible street design standards
 Pedestrian focused (i.e. front doors on sidewalks, limited setbacks, rear parking, 

no drive-thrus)
 Required greenway/multi-use path construction if shown on an adopted plans

PLANNING ORDINANCE 2001

Addressed Design and Mixture of Uses through: 
 Emphasizing compatible design/No min. or max. densities/Lot size variety
 Permitting a range of traditional building types (Storefront, Workplace, Live/Work)
 Establishing a minimum building height
 Requiring architectural review (Design Review Board)

Presenter Notes
Presentation Notes
Fast-forward to 2001, Davidson went all in on FBC. It was the second FBC adopted in the state (Belmont), and applied to the entire jurisdiction. 


It also created Planning Areas (not zoning districts). Planning Areas focus on the shape of buildings and the public spaces between them (not just the permitted uses). 

Emphasized design and building types.





PLANNING ORDINANCE 2001-
Building “Type” Regulations
 Storefront 
 Workplace
 Live/Work
 Civic
 Multi-Family

Presenter Notes
Presentation Notes
Broke down building types into five categories with specific design regulations attached. 



Inclusionary Zoning: OVERVIEW
 First mandatory inclusion zoning ordinance in NC
 Requires 12.5% of all for-sale units in new development to be affordable based 

upon area AMI (up to 120%)
 Integrated into neighborhoods
 Deed restricted (90 years)

PLANNING ORDINANCE 2001

Presenter Notes
Presentation Notes
Read slide.

Achieve missing middle building types with AH



Davidson Gateway – Affordable Towns

Harbor Place– Affordable Unit

Davidson Bay – Affordable Towns

The Bungalows– Affordable Triplex



2001-2009
 Legislative approval required for all new developments/Negotiations
 Design charrette required
Result: A variety of Missing Middle building types (before Missing Middle was a “thing”)

PLANNING ORDINANCE PROCESS

2009-2015
 Recession mandated change to incent development
 Administrative approval required for all new developments
 Less negotiation, but still rigorous standards
 “Attached House” required in certain new developments
 Included: Duplex, Triplex, Quads, Townhomes, and Narrow Lot SF (<40’)
Result: Towns & Narrow Lot SF



Bailey Springs



Davidson Wood



2015
 Deconstructed “Attached House” definition.
 Specifically called out precise building types:

o Detached House (one and two-family)
o Townhouse
o Attached House: Triplex, Quadplex
o Multi-family

 Increased specificity within Planning Areas
o Village Infill Planning Area: 20% of lots must be between 18-32’
o Neighborhood General: No more than 70% units detached; No more than 50% 

attached, townhome, live/work, multi-family
o Neighborhood Edge Planning Area: no more than 90% single-family detached 

house; No more than 30% duplex detached house, attached house
Result: Moderate increase in integration of building types; More duplexes

PLANNING ORDINANCE PROCESS



2018
 Multi-Family still permitted building type in many Planning Areas
 MF project proposed in Village Infill (historic, DPO: context-sensitive)
 MF buildings proposed (24-40 units)
 Public uproar; Anti-growth/density Town Board
 Removed MF from Village Infill; Still permitted elsewhere
 Created two new “Mixed Village” context-based building types:

o Village Walkup: Small-scale buildings (4-12 units); shared entrance
o Village Courtyard: Small-scale buildings (10-18 units); arranged around a 

courtyard
Result: None built, MF project under construction

PLANNING ORDINANCE PROCESS

Novel Davidson Multi-Family



2023 Utility Service & Annexation Criteria (USAC)
 Town retains right to approve utility extensions via Charlotte Water (admin & legis.)
 Developed incentive-based scoring metric based upon Comp Plan values
 Projects scored against themselves. 

o 65%: Administrative track
o <65%: Legislative

 Sample Criteria:
o Alignment with adopted plans (Comp, Mobility, Historic. Pres., Climate Action)
o Natural Assets (avoid steep slopes, prime ag soils, protect viewsheds)
o Additional pre-submittal community meeting
o Demonstrate community benefit: Fiscal impact (Cost-to-Serve Analysis)
o Exceeds tree preservation, uses low-impact stormwater treatment
o Sustainability (adaptive reuse, energy efficiency, native species, LEED lighting)

PLANNING ORDINANCE PROCESS



2023 Utility Service & Annexation Criteria (USAC)
 Sample Housing Criteria:

o If housing mix required, does project max-out non detached house?
o For other Planning Areas, include two building types (none less than 10%)
o Achieve Simpson Diversity Index score of 0.5 or greater?
o Meet minimum affordable housing requirements (12.5%) through on-site?
o 25% of units support aging-in-place (universal design)

 Result: TBD

PLANNING ORDINANCE PROCESS

Presenter Notes
Presentation Notes
Based upon USGBC
The Simpson Diversity Index is a calculation that measures the probability that two randomly selected housing units in a project will be different types. It's used in the U.S. Green Building Council's guidelines for housing diversity, and the score is calculated using the following formula:

Zero+ absolute uniformity.
1: absolute diversity
(0.5 considered sufficient variety of housing types)



AFFORDABLE HOUSING TOWN LAND: 2024

Village Courtyard – 8 units Village Walkup – 8 units + 4 units

Presenter Notes
Presentation Notes
Based upon USGBC
The Simpson Diversity Index is a calculation that measures the probability that two randomly selected housing units in a project will be different types. It's used in the U.S. Green Building Council's guidelines for housing diversity, and the score is calculated using the following formula:

Zero+ abosolute uniforminty.
1: absolute diversity
(0.5 considered sufficient variety of housing types. 



SUCCESS STORIES– RIGOROUS ORDINANCE
Davidson Planning Ordinance

 If using a Form-Based Code, make it apply everywhere
 Detail exactly what you want: Building Types
 Show pictures!
 Affordable Housing Ordinance
 Plan for Sidewalk/Greenways/Multi-Use Paths
 Make developers build them
 Administrative vs. Legislative tracks



SUCCESS STORIES– RIGOROUS ORDINANCE
Utility Service & Annexation Criteria (USAC)

 Grounded in Comprehensive Plan
 Growth Management Tool (Utility Extension)
 Prev. Decision: Legislative
 USAC Scorecard: Evaluation + Points
 Scores Based on Davidson-Specific Criteria
 Administrative vs. Legislative tracks

USAC Outcomes:
 Expectations: Set Clear Expectations
 Predictability: Inform Stakeholders
 Equip: Educate + Equip Project Teams, Stakeholders
 Incentivize: Inspire + Enable Better Development
 Improve: Existing Process

Presenter Notes
Presentation Notes
Incentive-based. Only positive points. And you cannot be dinged for points for which you are not eligible (like historic resources on a site). 



 Politics (2-year terms)
 Developer Expertise
 Village Infill Pressure
 High Cost of Land
 Small Town Reality vs. Suburban Expectations
 State Legislature (Dillon’s Rule state)

CHALLENGES



LESSONS LEARNED

1. Need Extra Regulation Sometimes
 Developers were not building Missing Middle
 Multi-Fam not context-sensitive
 Create new building types
 Require a mix of building types 
 Incentivize through process adjustments



LESSONS LEARNED
2. Use Comprehensive Plan as a Menu for your Strategic Plan



LESSONS LEARNED

3. PIVOT!
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