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Best Practices for Middle and High-density  Housing

Missing middle housing refers to 
the lack of housing types that 
fall between single-family 
homes and large apartment 
buildings—a gap that 
significantly impacts housing 
affordability and urban livability.

• Low-rise (1–2 stories)

• Moderate in scale
• Designed to blend into 

residential neighborhoods
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$ Household Income 
Range

$100,000-
150,000

$0-25,000

$25,000-
49,000

Property Type Typical Price Range Median/Cluster Price

Duplex (used) $165K – $380K $230K – $275K

Fourplex / Multi-unit $150K – $415K $250K – $320K

Required Middle 
Housing by 2050 

is 22,500 Units

Average Middle 
Housing Prices in NWI
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Category Older Urban Areas (Legacy Neighborhoods, Downtowns) Newer Suburban or Undeveloped Areas

Zoning & Policy

 Update zoning to allow more housing types (duplexes, triplexes, 
ADUs). 

 Use overlay districts* to encourage infill without displacement.

 Zone for mixed-use and higher density early.

 Require diverse housing types (townhomes, apartments, 
cottage courts).

Design & Form
 Focus on context-sensitive design that respects historic fabric. 

 Preserve street grids and walkability.

 Establish clear design standards to create a human-scale 
environment. 

 Build complete streets and connect neighborhoods.

Infrastructure

 Modernize aging utilities and stormwater systems to handle 
density. 

 Incorporate green infrastructure retrofits.

 Plan water, sewer, and broadband infrastructure with long-
term growth in mind. 

 Incorporate smart growth principles to avoid sprawl.

Mobility & Access
 Expand sidewalks, bike lanes, and transit options. 

 Promote transit-oriented development (TOD).

 Design communities around multimodal access from the 
start. 

 Limit car dependence through compact, walkable layouts.

Housing & Affordability
 Incentivize rehab and adaptive reuse of older buildings. 

 Use land trusts or incentives to retain affordability.

 Include inclusionary housing policies or density bonuses. 

 Provide starter and workforce housing options.

Community 

Engagement

 Involve long-term residents in planning and design. 

 Support local ownership and cultural preservation.

 Ensure new developments include civic spaces and reflect 
community input. 

 Host workshops early in planning processes.

Sustainability & 

Environment

 Encourage tree canopy expansion, energy retrofits, and green 
roofs.

 Integrate solar-ready design, low-impact development, and 
native landscaping.

Best Practices for Middle and High-density  Housing



EXAMPLES OF ADU

ADU STATUS IN INDIANA

Nine communities in the state of 
Indiana have an ADU ordinance or 
zoning. There are no ADUs in 
Northwest Indiana.

Eleven communities in the Chicago 
Region have an ADU ordinance, 
with the City of Chicago having five 
zones. 

Currently, Illinois lawmakers are 
advancing HB 1709/HB 1813 to 
potentially prohibit municipalities 
from banning ADUs statewide



Questions



Sensible 
Tools 
Handbook 
Update



SENSIBLE TOOLS HANDBOOK 
WORKSHOPS

▪ NIRPC, in partnership with Purdue Extension/Illinois-
Indiana Sea Grant, held two workshops for the Sensible 
Tools Handbook. 

▪  The workshop's purpose is for participants to learn and 
apply the tools outlined in the Handbook for reviewing 
municipal planning projects and developer applications 
for future developments.

▪ About 40 people (planners, elected officials, 
environmentalists, and others interested in municipal 
planning) attended both workshops.

▪ The first workshop focused on the role of public planning 
officials, zoning basics, and ethical considerations. 
Participants learned to make informed planning decisions 
using checklists from the Handbook.

▪ The second workshop emphasized the use of community 
planning to enhance Green Infrastructure through 
assessments of planning and zoning ordinances.

▪ Participants raised many valid questions for the 
applicant/developer. Each group presented observations 
and recommendations at the end of the workshops.



Questions



Infill Priority Areas



Underutilized Land

Vacant lots, 
abandoned 
properties, or 
surface parking 
lots

Publicly owned 
land with low 
economic or 
community 
return

Proximity to 
Infrastructure

Areas already 
served by roads, 
transit, water, 
sewer, and other 
utilities

Locations near 
schools, parks, 
and employment 
centers

Identification of Priority Areas for Infill Development

Areas where 
current zoning 
allows higher 
density or mixed-
use development

Transit-Oriented 
Development (TOD) 

Zones

Areas within 
walking distance 
(typically 0.5 
miles) of major 
transit stops or 
corridors

Community 
Revitalization Needs

Disinvested 
neighborhoods 
need housing, 
retail, and services

Places where 
redevelopment 
can provide 
affordable housing 
and reduce 
displacement

INFILL

Zoning and Land Use 
Compatibility

Market Demand and 
Economic Potential

Locations with 
demonstrated 
market interest 
or rising land 
values

Sites where 
upzoning is 
politically and 
technically 
feasible

Opportunities to 
attract private 
investment



NWI Vacancy Rate is 10% (32,920 Units) 

Housing Vacancy 2022
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Undeveloped & Vacant Parcels- Lake County 
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618 Available Buildings and Sites in NWI – 391 buildings & 227 sites





• Zoning reform: Allow higher densities, mixed uses, and reduced parking minimums.
• Streamlined permitting: Fast-track review for infill projects.
• Form-based code: Focus on design and form rather than strict land use categories.

1. Policy and Regulatory 
Adjustments

• Collaborate with developers to share risks and incentives.
• Offer a surplus of public land for redevelopment through RFPs or joint ventures.

2. Public-Private Partnerships

• Tax abatements, grants, or low-interest loans for housing infill or commercial projects.
• Tax Increment Financing (TIF) to fund public improvements that support private infill.

3. Financial Incentives

• Involve local stakeholders in the visioning and planning process.
• Address concerns of gentrification and displacement through community benefits 

agreements.
4. Community Engagement

• Upgrade aging or missing infrastructure to support increased density.
• Invest in public amenities (e.g., green space, sidewalks, lighting) to enhance livability.

5. Infrastructure Investment

• Require or incentivize the inclusion of affordable units in infill developments.
• Support land trusts and other models that preserve long-term affordability.

6. Affordable and Mixed-
Income Housing Policies

• Acquire and hold vacant or tax-delinquent properties for strategic redevelopment.7. Land Banking

Strategies for Infill Development





Infill Development Activities in Hammond

Hammond is undergoing a significant infill development push across 
several key neighborhoods, aimed at revitalizing downtown, reconnecting 
communities, and expanding housing options.

•  Jacob Square: The city is targeting 19 parcels for new 
single-family homes and duplexes to revitalize the central 
area of Hammond.

• The Banc (redeveloped former Bank Calumet headquarters, 
one of Downtown Hammond's most iconic buildings, with 
100 units and retail leasing started summer 2024.

• On the former Clark High School athletic fields, the city 
rezoned for about 37 single-family homes.

•  Formerly St. Margaret Hospital and Rimbach Square, the 
city now controls the site, which is ideal for mixed-use 
residential, commercial, and parking reuse, located near 
the future downtown train station.

• At Memorial Park, plans include 28 single-family homes, 
four duplexes, and a senior-living facility.

• Hammond has also invested over $50 million in ARPA funds 
for infrastructure—reconstructing Hohman Ave, Kennedy 
Ave, and installing bike lanes and sidewalks. These 
improvements make infill projects more viable and 
attractive to developers.



Questions



NIRPC Local Technical Assistance (LTA) Program 

NIRPC has established the Local Technical 
Assistance (LTA) program to provide funding to 
local governments, nonprofits, and other 
public agencies.

The project selected for this program will 
address the following NWI 2050+ 
Recommendations: 

• Corridor Urbanism

• Transit and Trail-Oriented Development

• Commercial Retrofits

• Built-Up Areas: Redevelopment and Infill 

• Housing Variety

Other Eligible Projects 

• Bike and Pedestrian Plans 

• Safe Routes to School 

• Safe Routes to Transit 

• Complete Streets Plans 

• Local Transportation Master Plans or Thoroughfare Plans 

• Comprehensive Plans* 

• Housing Plans and Studies* 

• Corridor Plans and Studies 

• Land Use Plans* 

• TOD Plans and Ordinances 

• Zoning Ordinances* 

• Design Guidelines* 

• Streetscaping Plans 

• Wayfinding Plans 

• Safety Action Plans 
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