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Minor  Zoning Changes
for  BIG Impact

H O U S I N G  P O L I C Y  
& N U A N C E D  
D E C I S I O N - M A K I N G

LINKED IN: MONICA CALLAHAN KOCHER

FACTS & FICTION
We are not required to have a housing policy.

There is sufficient housing stock.

A range of housing price-points exists.

Renters don’t pay taxes.

The next generation wants to buy a house.

If we need more housing, builders will build it.

There is a direct relationship between ED and housing.

Using government programs means more public housing.

Housing is a responsibility of the private sector.

Zoning and Housing Policy
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TRADITIONAL 
CONTEXT

FEAR of DISRESPECT OF CONTEXT

LOSS to McMANSIONISM
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EROSION of NATURAL CHARACTER

Sidebar: Affordability Options

RETENTION & STABILITY
 Assess housing conditions

 Evaluate impact of zoning changes

Affordability Options

RETENTION & STABILITY
 Engage in selective demolition

 Don’t rule out stabilization and infill with 
modern zoning rewrites
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ACCESSORY PRESSURES

SECOND HOME-IT IS  & SHORT TERM RENTALS

STAGNATION by NIMBYism
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Diversity Options

OLD IS NEW AGAIN
 Lower lot size and footprints

 Mix in duplexes and 

apartment houses

WALKER ROSE LANE - 2000
• COMMUNITY-INITIATED DEVELOPMENT – SINGLE-FAMILY (7)
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WALKER ROSE LANE - 2000
• COMMUNITY-INITIATED DEVELOPMENT – SINGLE-FAMILY (7)

THE ANCHORAGE- 2024
• MIXED UNIT (NOT USE) DEVELOPMENT – 36 UNITS
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Diversity Options

OLD IS NEW AGAIN
 Lower minimum square footage

 Allow downtown/mixed use living 

(allowed on ground floor - %)

 Allow a range of ADUs
Accessory Dwelling Units

Diversity Options

OLD IS NEW AGAIN
 Allow downtown/mixed use living 

(allowed on ground floor - %)

Diversity Options

OLD IS NEW AGAIN
 Allow a range of ADUs

Accessory Dwelling Units



Day 1 - Minor Zoning Changes that have a 
BIG Impact

8

FLEXIBILITY
• Planned unit developments

• Creative solutions – mixture of land uses.

• Efficiency of services – clustered development.

• Environmental protection – unique placement.

• Mixture of housing types.

• Alternative development standards.

• Negotiated zoning – it’s not the easy, admin path.

• Comes with conditions – don’t’ ask; don’t get.

• Community benefits test.

• CONTROL – CONTROL - CONTROL

Density Options

THE ANCHORAGE - 2024
• MIXED UNIT (NOT USE) DEVELOPMENT – 36 UNITS

THE ANCHORAGE- 2024
• MIXED UNIT (NOT USE) DEVELOPMENT – 36 UNITS
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CLUSTERED DEVEOPMENT

CLUSTERED DEVEOPMENT

ARTISAN VILLAGE
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WELLBRIDGE / VITALITY LIVING

MINIMUMS
• Acreage per unit (levels the playing field).

• Balanced with a Transfer of Development Rights (TDR) 

program.

MAXIMUMS
• Maximum height.

• Maximum impervious surface.  

• Maximum number of congregate units and units per 

acre.

Scale Options

CARMICHAEL COMMONS - 2022
• LIHTC – BLENDED INCOME HOUSING (60)
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CARMICHAEL COMMONS - 2022
• LIHTC – BLENDED INCOME HOUSING (60)

UNIT TYPE AMI
RESTRICTION
S

# of UNITS MONTHLY
RENTS

1 Bedroom LIHTC 50% 2 $530

LIHTC 60% 5 $640

Market Rate 1 $675

UNIT TYPE AMI
RESTRICTIO
NS

# of UNITS MONTHLY
RENTS

2 Bedroom LIHTC 50% 6 $605

LIHTC 60% 23 $725

Market Rate 3 $750

UNIT TYPE AMI
RESTRICTION
S

# of UNITS MONTHLY
RENTS

3 Bedroom LIHTC 50% 4 $645

LIHTC 60% 14 $765

Market Rate 2 $800

The rent is based on a percentage of the Annual 
Median Income (AMI) for Morgan County as set 
by the US Department of Housing and Urban 
Development (HUD).   The base AMI for a 
household was $64,011 for 2020.  

The AMI varies based on household size and can 
cause the qualifying income to vary.     
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PROXIMITY
• Specific proximity to commercial.

• Specific proximity to transportation.

• Specific proximity to greenspace.

DISTANCING
• Minimum distance from developments of similar size.  

• Minimum distance from development of smaller size.

Scale Options

PRIOR FARMS - 2023
MARKET RATE – HOUSES (40)
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COMMUNITY BENEFITS TEST
• Package variance.

• Beyond a site benefit.

EXAMPLES
• Protected natural resources.

• Recreational amenities.

• Public art contributions.

• Mixture of incomes desired by community.

Flexibility Options

SILVER LAKES COURT
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SILVER LAKES COURT
- 2015

• LIHTC – SENIOR APARTMENTS (44)
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TANYARD BRANCH APARTMENTS
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COLLEGE HEIGHTS AREA PLAN

POLICY AUDIT

• Zoning Ordinance for Housing Edits 
>>> Remember SERVICE IMPACTS
>>> Qualified Yes (“Yes But” Mentality)
>>> Distancing Requirements
>>> Reasonable but Enforced

• District vs Overlay (e.g., Urban Renewal, Historic District, A&E, etc.)

• Negotiated Zoning – Don’t Ask, Don’t Get

• Hand in Hand: Short-Term Rental Regulation & 
Designating Acceptable Lodging & Rental Opportunities

• Read for the Big Tool? Transfer of Development Rights

Housing Policy

POLICY AUDIT

• When is the last time you proactively reviewed your 

zoning ordinances for housing policy impacts?

• Are you ordinances and regulations written to 

accomplish what you want to encourage?

• Are you guiding/facilitating good growth or are you 

merely reacting to land use proposals?

Housing Policy


