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THE OCEAN (BEFORE) - PORTLAND, OR 



THE OCEAN (AFTER) - PORTLAND, OR 





MIAMI 2015 

INDIANAPOLIS  2018 
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Defining 
Small 
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THIS IS NOT SMALL 



THIS WAS SMALL 

Credit: New York Historical Society 



THIS IS SMALL 



•  Attitude and perspective 
•  Context and connections 
•  Experience first, then sales 
•  Ground up or adaptive use 
•  A bigger scorecard 
•  A means to an end 



URBAN 

CHOPHOUSE ROW – SEATTLE WA 



SUBURBAN 

WINDSOR + THE NEWTON, PHOENIX AZ 



RURAL 

MODERN GENERAL, SANTA FE NM 



Small Is  
More… 



More 
Granular 



More 
Vital 



More 
Local 



More 
Authentic 



CENTURY PARTNERS, DETROIT MI 

More 
Equitable 



More.. 
More 



Small & the  
Missing Middle 
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Price?  Product? Tenure? 

Deed Restricted 

Affordable or 

Market? 

Single Family 

Detached, Attached 

or Multi-family? 

Ownership  

or Rental? 

HOW DO YOU DEFINE HOUSING? 
Get the language aligned 



HOUSING by PRICE (Income) 

Subsidized Market 
 

Affordable Deed Restricted 
 

affordable 
affordable-by-design 

Entry 
Move Up 

Luxury 



HOUSING by PRODUCT (Typology) 

Single Family 
Detached 

Single Family 
Attached 

Multi-Family 

Estates 
Single Family Homes 

Cottages 
?? 
 

Townhome 
Rowhome 

Duplex 
?? 

Triplex/ Quadplex 
Stacked Flats 

Mansion Apts? 
??  



HOUSING by TENURE (own or rent?) 

Ownership 
whole ownership and fractional 

 

Rental 
leased, short term vacation, co-living 

 

Single family homes 
Duplexes and triplexes 

Townhomes 
Condominiums 

 

Single family homes 
Duplexes and triplexes 

Townhomes 
Apartments 



MISSING MIDDLE – the product 



AFFORDABLE 
 

30-120%  of AMI 
Subsidized 

Multi-Family 
Single Family 

Attached 

MISSING MIDDLE - by income/ price 
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AFFORDABLE 
 

30-120%  of AMI 
Subsidized 

Multi-Family 
Single Family 

Attached 

MARKET 
 

160%*+ of AMI 
Free Market 

Single Family Detached 
Single Family Attached 

Luxury Multi Family 
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AFFORDABLE 
 

30-120%  of AMI 
Subsidized 

Multi-Family 
Single Family 

Attached 

MARKET 
 

160%*+ of AMI 
Free Market 

Single Family Detached 
Single Family Attached 

Luxury Multi Family 

MISSING  
MIDDLE 

 
121-160%  

of AMI 
 

No Subsidy 
Below Market 
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MISSING MIDDLE - both 

Small Developer = Missing Middle  
Product and Pricing? 



Small 
Lessons 
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Alumina  
Oklahoma City, OK 

 
Sam Day 

All Images: Leonid Furmansky 







Oslo 
Washington, DC 

 
Ditto Residential 









t 

RiverHouse 
Healdsburg, CA 

 
CRAFT Development 















Small is  
not easy 
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Vertical	
Construction	

34%	

Site	Improvements	
15%	Land	

12%	

Profit	
10%	

Financing	
Costs	
5%	

Entitlement	Carry	
4%	

Impact	and	
Building	
fees	
4%	

Sales	and	
Marketing	

2%	

Development	fees	
and	soft	costs	

4%	

Construction	and	
engineering	
documents	

8%	

Construction	
review	and	site	
inspections	

1%	

Insurance	and	
Taxes	
1%	

RiverHouse Cost Components 



Vertical	
Construction	

34%	

Site	Improvements	
15%	Land	

12%	

Profit	
10%	

Financing	Costs	
5%	

Entitlement	
Carry	
4%	

Impact	and	
Building	fees	

4%	

Construction	and	
engineering	
documents	

8%	

Construction	
review	and	site	
inspections	

1%	 Policies had a 
direct or 

indirect impact 
on ~70% of 

factors 
influencing the 
final housing 

cost 
 

RiverHouse Cost Components 
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•  reducing the resources 
required for compliance  

•  providing ways to work 
around regulatory processes 
that disproportionately 
burden small actors  

•  make it possible for residents 
and business owners to 
participate 



  

Districts Broker Interim Relief 



  
Capital markets are focused 
on efficiency,  
not effectiveness nor 
impact. 



SMALL 
F+F Equity 

Tenant Equity 
Reg CF Equity 

Grants 
ED Funds 
SBA Loans 
Bank Loans 

 
 
 
 



  
‘..the raison d’etre for 
this book is to elevate 

the conversation  
about how and why we 

build.’ 
 



To Learn More 
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THE BOOK - ULI Bookstore – 30%  off through 7/19 
 

THE FORUM - Small Scale Forum #16 – 2-4 November Healdsburg, CA 
 

THE CONVERSATION – jim @ urbangreen.net 
Instagram @ craftdev 

linkedin @ jimheid 
 
 


