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Part 1 Why the Code Matters
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Zoning for Small Multifamily

BOSTON
INDICATORS

AN EARLY LOOK AT THE
MBTA COMMUNITIES
PERMITTING PIPELINE

Orleans, MA - Utile - Zoning Visualization

Boston Indicators Zoning Report
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High-rise
Apartment

The “Missing Middle”

High-rise Apartment
(8 STOREYS)

Low-rise Apartment
(UPTO 4 STOREYS)

Courtyard Housing
(APARTMENT)

Stacked Row Housing

Fourplex

Row Housing

{FOURPLEX / STACKED}

Garden Suite
(ABOVE GARAGE)

Garden Suite
(AT GRADE)

Secondary
Suite |

" | High-rise Apartment
(20+ STOREYS)

High-rise Apartment
(10 STOREYS)

Mid-rise Apartment
(LESS THAN 6 STOREYS) (MIXED USE)

Courtyard Housing
{SINGLE DETACHED, SEMI-DETACHED, MULTI-FAMILY}

Row Housing
(FIVEPLEX)

Row Housing
(TRIPLEX)

Narrow Lot
Duplex
Semi- detached

Single Detached
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“triplxes and _fourpl»ex'e/'s up tom

“Three-aééligrs do

”
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A Steep Cliff

IRC
Residential Code

Single-family
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A Steep Cliff

IRC | IBC
Residential Code | Commercial Code

University

Single-family Three-family

High-rise Four-plex
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Incentivized Residential
Types

IRC | IBC
Residential Code | Commercial Code

g
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Greater Boston
Fine-Grain
Urban Fabric
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Greater Boston
Fine-Grain
Urban Fabric SMH Opportunity

Parcel Count

Parcel Size in Square Feet
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Main Report
Recommendations

Build capacity into the
state building code board

to:

Nominal

Focus on unlocking housing
production in its code
amendment process

Add resources to study the
effects of the code on
development

Add board members who can
speak for small multifamily

Create a multifamily-focused
subcommittee

Develop a small
multifamily code
appendix to the state
building code:

+ Right size rules on sprinklers,
fire alarms and assemblies

+ Revise accessibility codes

+ Reuvisit energy code
standards and thresholds

+ Loosen engineering
requirements for permit

+ Evaluate impact on
mixed-use and adaptive
reuse projects



Part 2 Residential Building Code
Origins & Present Structure




Codes Origins in
Urban Fire Risk

1872 Great Boston Fire
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The Rise of .
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Multifamily In New England
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Backlash for Building Code
as a Tool for Stopping
Multifamily

Soes
\\@:\\\“ﬁs" | “Massachusetts had
=t Weaseeen | already adopted a ‘town
& Yix tenement act’ in 1912,
enabling municipalities to
ban any ‘wooden
tenement’ in which
‘cooking shall be done

above the second floor”
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Rise of Suburbanization &
The “Residential” Codes
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ICC & The Model Codes

IRC

. Prioritizes INTERNATIONAL

— ° Prioritizes

INTERNATIONAL commercial

aﬁordability nggzsggla&oi?rag Dwellings gLO"éI?ING conStruc“on
. Focused on ° Focused on
Houses & large
Duplexes commercial &
industrial
° Large buildings
representation
from ) Minimal

home-builders representation
from multifamily

builders
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Part 3 Code Impact on
Development &
Construction Today




Extremes of Development

IRC - Residential Code

IBC - Commercial Code
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IRC Code-Hacking

Detroit, MI

Atlanta, GA
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The Canopy
Detroit, MI

EC3 & Studio Detroit
10

IRC Compliant Dense New Housing

Project Shortstack Milwaukie
Location Milwaukie, OR
Completed 2025

Architect(s) WORKS Architecture
Dwellings 15

College Hill X
Cottages era‘DeveIopmen(
Eugene, OR Austin, T>‘(

Plural Office

2025
Cultivate, Inc.
6

N Tempe Micro Estates N
> Tempe,AZ Finley St Cottages
4 2022 Atlanta, GA
coLAB Studio o :(g:nberg Urbanists Architects
13 "

Ac

ottage

Single-Family

Duplex
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Construction Costs

by Others
Average Building Cost
800SF/Unit/Story +1 Parking Space
SURFACE | SURFACE
STRUCTURE PARK UNDERGROUND PARK
4
% 5 .
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’ IRCiIBC
e
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Cost R ey - =Ecsmsmanr | /7 R R 5
per Unit D / >
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23 wn o
R & “E’ HIGH RISE CONSTRUCTION
1-3 2 10
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Via Kronberg Urbanists
Architects Number of Stories
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Our Construction
Cost Study

IRC | IBC
Residential Code | Base Code

*34% $3M

'
'
'
' $2.5M
'
'
'
. $2M
' +28%
| 433%
1 Cost
! Increase
! From
1+ IRC Appx.
D o $1.5M
'
'
'
'
'
: $1M
'
'

Cost '

Under :

IRC !
' $500K
'
'
'
'
0

1 Unit 2 Units y 3 Units 4 Units 5 Units 6 Units

'

Building Type by
Number of Units

Est. Total Construction Cost
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Mixed-use &
Adaptive Re-use

Process & Soft Costs

Envelope & Energy

Performance
Requirements

Accessibility & Site
Requirements

N

Sprinklers & Fire
Alarm Requirements

Key Code Elements for Reform

Building the Appendix:

Building Form &

Layout
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Building the Appendix:
Key Code Elements for Reform

Envelope & Energy
Building Form & Sprinklers & Fire Accessibility & Site Performance Mixed-use &
Layout Alarm Requirements Requirements Requirements Process & Soft Costs Adaptive Re-use
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Building the Appendix:
Key Code Elements for Reform

Building Form &

Envelope & Energy
Sprinklers & Fire Accessibility & Site Performance Mixed-use &
Layout Alarm Requirements Requirements Requirements Process & Soft Costs Adaptive Re-use
//4>
&G
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Sprinklers & Fire Alarm
Requirements

Houses & Duplexes
(< 14,400 SF)

Multifamily
(any SF)
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Sprinklers & Fire Alarm
Requirements

penetrations
sealed

Wood frame fire separation walls

Fire spread controlled through
passive compartmentalization

fire-rated walls

fire-rated air transfer grille

fire-resistant door
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Sprinklers & Fire Alarm
Requirements

Proposed Changes for SMH Appendix

- Sprinklers & Alarms

Sprinklers should not be unilaterally
required for SMH. Instead optional
pathways of compliance should be
available to achieve safety. One path,
based on Memphis SMH appendix,™ could
have a menu of options that looks like this:

SMH size/scale

3-6 dwelling units
<5,000 GSF
<30’ in height

7-12 dwelling units
< 12,000 GSF

< 40’in height

12-24 dwelling units
< 24,000 GSF
<40’ in height
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Building the Appendix:
Key Code Elements for Reform

Building Form &

Envelope & Energy
Sprinklers & Fire Accessibility & Site Performance Mixed-use &
Layout Alarm Requirements Requirements Requirements Process & Soft Costs Adaptive Re-use
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&G
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Accessibility & Site Requirements
Multistory Dwellings

| ™
mn.:!!!néﬁ,
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Accessibility & Site Requirements
Multistory Dwellings

...................
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Key Code Elements

for Reform

Nominal

are notoriously poor in communication

of rESpONSIVENESS 10 pr

heauies.

Tne energy code also requires Inaivicual
unit meters for energy monitoring even it
You only have a master metef for biling.
One developer put t this way, “Every
added cost and

Key Code Elements for Reform
Process and Soft Costs

Beyond the stuff the building is made

floor awellings suffer from privacy
concerns and, absent significantly well

configurations, are less than eslrabie to

LIve-work configurations In particular
have been a proven ypology of actvating

workspaces, and solving pmmy p g
for at-grade awellings. The current
Massachuseds residentlal code Imposes
more restrictions on live-work than the
model code. furtner imiting Its potential,
SMH amenaments shouid StTve to carve
out low-risk, high-reward “commerciar
uses that could acd much needed
activation 1o our neighborhoods, both
Delow and Inside of our dwellings.

m e‘u:mrrl? :v“ yi Code Elements for Reform
ey, Envi and Er Performance Requirements
cevelopment~ Proposed Changes for SMH Appendix elope nergy e
- Muhitamily Scope Jevel variance appiication on a Case-Dy-
s peen e
callbrateq. We end}
Proposed Changes revisea coce, or d Key Code Elements for Reform
process. Revising and e, ground floor plus basement multistory COmbineq with their clearances on botn
- Performance, Desigr} serlously consider | awelling. but due to MAAB requirements sides, make larger floor plans that Increase:
Qaptanie accesciity an cleva 2 osis an 1o
Goun Wi a cear vef aim to synchronize}
mmammwm guicelines, and pia Key Code Elements for Reform
‘could be raised 1o 24) enforcement. Our state is governed Mixed-use & Adaptive Re-use
Mascachisatts At 2 contractor colikl execute In the field aiso entail more afidavits, and contracior
o] consider SMH on through the more streamiined stancards In licensing and bonding requirements.
o e ) acrery of Board, which issues the residental coce. Tnese SCopes InCude  can lead 10  NATTOwer ool of potental
accessibility code unf a Geatechnical Report, CIvil Engineering. bulkders and higher overall costs. This
mpeamis) Wi oeee] i ﬁm e 521CMR, which was| Architecture and Mechanical, Electrical, uniquely punisnes SMH, which couid,
engineering services e mcoat v o e T o PO and Fie Protecon Engnesrng L Min: Swcct apor of SMH building code reform should also
costs, e nn;tlgelmt s - Permitting & Inspections address mixed-use and adaptive re-use
Soateat S roiamvo allowing thelr Inciul B mos: oher S Inspections, common for any permitied opportunities. Ground floor commercial
pathway requirements. Tnel %J’»t;il;,r\es Its 'e,q"gt wmramlly bulidings often undergo a buiiding being constructed, are and live-work dwelling configurations
ot y ial permit plan review ‘compounded for SMH because of extra. i
P e e o o Shmle i not apply to single-fa) penoa along wih igher fees (ypicaly requirements In the commercial buliding ove man;rjbenglns';dbm often "g:" 8
Code (IECC). Massad 0 ground facy 0w most townhouses.™ calculated as a percentage of the total that each needs Its own test and commercial use is included, or being
e e o for reniflease multifal Dulding gross flodr area). Cites usually Inspecton. Tne IBC's Cnapter 17, Special converted from, it triggers a host of
TS Sysm| take the ull review time allotted, leading Inspections, notoriously carmies a ost of building upgrades which can make
but offering it as an of lowers levels of ac} need some percentad 10 longer than projects infeasible. Massachusetts
20 tape of a HERS ] [ Of dweling Units 1o by periocs and unexpected defays. Our that may Not mateh the scale of sk has struck the live-work model codes
o [SOFRTIACh fo: STy (known as Group 2) survey respondents quoted three to SMH carries In comparison to much category from ts residential code,
asn mutamiy. level units to be “adal SIX agded montns of review 4me for a larger bulidings witn similar inspectional it icabili >
w 1) if the building has multiamily versus an IRG project. For requirements. further limiting its applicability in our
LULA s and star} to this req ‘a mutitamiy, permit requirements can '%msglaﬁusmg 1;"“5 0:;: be part
Cecs of appendix and also cover
:: asking 9,,::; - Grade & Access ?tl»ebzuzlﬁo 'urlgg ewd) state amendments to the International
that generatea fewer o] dwemngs’_‘?mpmw Existing Building Code (IEBC), which
L be balanced shape our housing in Proposed Changes for SMH Appendix governs the adaptive-reuse of buildings
Ining and increasi} but also contribute to} being converted to housing as well as
e ] contradictory landscd deep retrofits of existing multfamily
currentyy oni pern} codes, which can als| =iPosion & Enginosnng el "‘""‘ W"’m buildings.
s Americans with Disa by our y
(ADA), Uniform Fedd] nd
Standards (UFAS), tt engineering requirements. Structural ‘stanaras In the IRC as long as the project
Actlesgn Mancal{ lmi“?nmmr\,mlewmga ceniain Size (e.g.. Mree Storles, <5,000 - Meauee
alfurdable project a0 eSS arouous path for nat ). - T The ground fioor uses of new multtamily
guidelines from the & Can fitInto the established celegated may be dictated partially by Zoning, but
of Housing and Liva} that sing! Permitting Requirements the buliding code contrioutes significantly residents.
(EOHLC) in addition buliders. /. Separate fire protection Educating AHJs on the SMH appendix 10 NoW expensive those spaces are, and
housing and/or zonin) Grawing requirements could be dropped Wouid be critical o streamiining the Wnich 1ypes of uses are Incentivized
e This leads to varying| for permit, and projects would only have process for applicants. Municipal as aresult. Uses often Inciuce parking,
il 10 show tne pertne aisove commercial Space, and resicential space. the ground fioor, providing
sl = o e R
with risks of compliar vl tove They may be required to be fully NFPA13
developer and risks engineering arawings, mechanical / ‘'supponted and brought In as stakenolders: sprinklered, always trigger full 521CMR
user. electrical / construction  In Seting these new recuced requirements. accessivlity compliance, and commonly
control documentation. special Inspection, have otner Iife safety features that ofter
® ‘and Sprinkler and fire alam inspections. IMte tradeofts for Iow-risk uses IKe office:
Spaces. Simutaneously. when mutitamiy
s In a mixec-use amrangement, the
OneRg Uk have o6 Wy RFPAIS
Sprinkler protected. Residential grou:
o Pan3  Code impact on Development & Constuction Today




Part 4 Present & Future Code
Reform Paths




K. All Articles

Dallas City Leaders Approve Landmark
Ordinance to Support Missing Middle
Housing

CODES (/PUBLICSQUARE/CATECORY/CODES) THE HIDDEN DOUBI.E

Your city legalized triplexes. The building code said no AN STANDARDS DRIVING
:’:g:::;z;n:;::rffgs::;iedz‘ltslsallnfwr;:fmle housing, changing zoning laws is not enough. We need small multifamily buildings to be CAROLl NA RE SI D E NTIAL co D E OUR HOUSING CRISIS

MATTHEW PETTY (/node/11042), MATTHEW HOFFMAN (/node/11043)  APR. 1, 2026

OR TRIPLEX AND QUADPLEX
4" "DWELLINGS '
Memphis, TN Amends Local Building
Code to Allow up to Six Units Under
Residential Building Code (IRC) to
Enable Missing Middle Housing
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Softening the Code CIiff

Nominal

Applicable Model Building Code

HUD (Mobile Homes)

IRC (1,2, TH)

IBC (3+)
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Mapping the Progress

;7= Seattle, WA
{ ~ Portland, OR

e Dallas, TX

. e Austin, TX

,o o Teomen El Paso, TX
=

g Anchorage, AK

i----Charlottesville, VA

e — Memphis, TN

State City

Existing Deviation from the Codes [] @
Efforts Underway but not yet Implemented (o}
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Part 5 A Small Multifamily Future




Better Quality of Life

Cross ventilation

Smaller, more
tight-knit
communities

Better daylight

Greater accessibility

Outdoor space

Nominal



Small Buildings, Big Potential
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Name
Triple-decker
Architect(s)
Rerame Systems
Construction
2025

Location
Somerville, MA
Dwellings

3

Stories

3

Density (DU/A)
36

Name

Minneapolis Scattered
Site Family Housing
Architect(s)

DJR

Construction

2024

Location
Minneapolis, MN
Dwellings

6

Stories

3

Density (DU/A)

34

Name

Axolotl
Architect(s)
Yu2e
Construction
2023

Location

Los Angeles, CA
Dwellings

7

Stories

3

Density (DU/A)
44
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Name

Edenton Micro Suites
Architect(s)
Montgomery Choi
Construction
2024

Location

Raleigh, NC
Dwellings

10

Stories

3

Density (DU/A)
63

Name

2087 Random Road
Apartments
Architect(s)
Bucchieri Architects
Construction

2023

Location
Cleveland, OH
Dwellings

1

Stories

3

Density (DU/A)

28

Name

3333 Hennepin
Architect(s)
AWH Architects
Construction
2023

Location
Minneapolis, MN
Dwellings

1

Stories

3

Density (DU/A)
85




Incremental Density through SMH

Nominal



Incremental Density through SMH

= FDDDDDQD
6

11111018
O15016 I_—_J 1 =]
0B o B77Z7Z50

Prototypical Block in
Natick Station

Existing Density 5.3 DU/A
New Density 8.4 DU/A
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Existing Trends in
Multifamily Typologies

Housing Production by Dwelling Units Produced in 10 Years

Nominal

75,000

50,000

25,000

Small
Residential
Current
Production
Trends

Mid/Large
Multifamily
Trends

Mobile Home, 1 2-4 5-19 20-49 50+
Boat, RV,

elh, B Building Type by Number of Units in Building

Small Multifamily
3-24 Dwellings
8%

Mid/Large Multifamily
24+ Dwellings
24%

Production Gap
i 37%
e ‘-~.. 70,000 Total Dwellings

-+ Small Residential
1-2 Dwellings
31%

Existing Production Capacity
150,000 Dwellings
by 2035



Existing Trends in
Multifamily Typologies
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Small
Residential
Current
Production
Trends 7
/ SMH
Opportunity
17 Mid/Large
// Multitamily
/ Trends
7’
Mobile Home, 1 2-4 5-19 20-49 50+
Boat, RV,
Van, Etc.

Building Type by Number of Units in Building

Small Multifamily
3-24 Dwellings
8%

Mid/Large Multifamily
24+ Dwellings
24%

;- Production Gap —— SMH Opportunity ----;

i 37%
e 70,000 Total Dwellings

-+ Small Residential
1-2 Dwellings
31%

Existing Production Capacity
150,000 Dwellings
by 2035

State Production Goal
220,000 Dwellings
by 2035
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Next Steps...

Nominal

State Board of Building
Standards and Regulations
(BBRS) Reform

Legislature Engagement

Build Coalition of Multifamily
Builders

Further Technical Code
Research & Studies




Thank You!




