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Density is Critical



Economics of Density

Lot Cost: $50,000
Build one ~2,000 sqft 3 bed house
Build Cost: $125/ft = $250,000
Soft Costs (20%): $50,000
All-in Costs: $350,000

Rent Needed to Achieve 5% 
return: $2,429

Lot Cost: $50,000 ($25,000/unit)
Build two ~1,500 sqft 3 bed townhomes
Build Cost: $125/ft = $187,500/unit
Soft Costs (20%): $42,500
All-in Costs: $255,000

Rent Needed to Achieve 5% 
return: $1,769

Lot Cost: $50,000 ($12,500/unit)
Build four 900 sqft 2 bed apartments
Build Cost: $150/ft = $135,000/unit
Soft Costs (20%): $29,500
All-in Costs: $177,000

Rent Needed to Achieve 5% 
return: $1,227

40x100 lot
SFR

40x100 lot
TH/Duplex

40x100 lot
Quad





(was changed for duplexes, but not triplexes or quads)

Early Wins



Missing Middle Housing



Missing Middle 
Housing:
San Marco, 
Riverside and 
Atlantic Beach



1. Amend planning department POLICY to recommend approval for 
projects having double the density of surrounding developments 
(not to exceed the density allowed by existing land use). 

2. Double the amount of multifamily zoned land in Duval County.

3. Allow ADU’s on all properties, not just owner-occupied properties.

4. Allow duplexes, triplexes, and quadplexes on properties within a 
“Missing Middle Overlay Area” within the Urban Area.

Priorities



Priority #2

Double the amount of land zoned for multifamily 
housing in Jacksonville in the next two years. 
Currently 91% of Jacksonville residential land is 
zoned for single-family homes16, whereas 
comparable cities such as Tampa are zoned ~80% 
for single-family homes. The subcommittee 
recommends: 1) this multifamily land be close to 
or along heavily trafficked corridors; and 2) the 
City hire a consulting firm to recommend 
approaches about how to achieve this goal.



Priority #4

A number of cities – Minneapolis, MN; Arlington, 
VA; Gainesville, FL; and Charlotte, NC – and states 
– Montana, Maine, Oregon, Washington, and 
California – have legalized Missing Middle 
Housing zoning. In Jacksonville, a more moderate 
proposal that would allow multiplex development 
on all properties within the Urban Area could 
have  a large positive impact on supply and 
affordability

Strategy B: Allow multiplexes on all 
properties within the Urban Area

2030 Mobility Plan



• Legislation is currently being proposed by CM Peluso 
and CM Diamond that would like the approval of this 
committee

• Legislation would be an ordinance and a comp plan 
amendment that would:
• Create a new Missing Middle Overlay (which 

generally corresponds with the Urban Area, taking 
out a few areas) that would allow duplexes, 
triplexes, and quads on lots in those areas on all 
RLD zoned area. 

• The lot size would determine if duplexes, triplexes, 
or quads would be allowed



Missing 
Middle 
Overlay
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