
Leavenworth Housing Action Plan  April 2021 1 
 

 

 



Appendix A  Glossary of Terms  April 2021 2 
 

  



Leavenworth Housing Action Plan  April 2021 ii 
 

Contents 

 

Introduction ........................................................................................................................................... 1 

Purpose and Approach ............................................................................................................................................. 1 

Outline of the Plan ..................................................................................................................................................... 1 

Section 1: Leavenworth’s Housing Needs ............................................................................................. 2 

Increased housing production and more housing supply. ................................................................................... 2 

Increased homeownership opportunity. ................................................................................................................. 2 

Long term rental housing available to lower-income workers and residents. ................................................ 4 

Housing to support aging in place for older adults. ........................................................................................... 5 

Section 2: Housing Strategy Recommendations .................................................................................... 6 

Matrix of Housing  Strategy Recommendations and Identified Housing Needs ............................................ 7 

Recommendations for Increasing Housing Production and Diversity ................................................................ 8 

Recommendations Specific to Housing Types ..................................................................................................... 13 

Appendix A // Glossary of Terms  

Appendix B // Community Input  

1. Community Meeting  

2. “Share Your Housing Story” Submissions  

3. Summary of Employer Survey  

Appendix C // Leavenworth Housing Needs Assessment 2020  

Appendix D // Leavenworth Housing Policy Assessment and Recommendations  

 

 

file://///BERK-FS.berkassoc.local/corp/data/Shared/Projects/Leavenworth%20HAP%202020%20(R0010507)/Housing%20Action%20Plan/Leavenworth%202021%20HAP%20DRAFT%201.5%20DC.docx%23_Toc63419291


Leavenworth Housing Action Plan  April 2021 1 
 

Introduction 

Adequate, affordable housing is key to ensuring stable, healthy communities and high quality of life for 

residents. The City of Leavenworth has been addressing the community’s housing needs for several years. 

A Housing Task Force was established in 2016 and a Housing Needs Assessment was conducted in 2017. 

Following these recommendations, the Council Housing Committee was established in 2018 and diligently 

reviewed the city’s regulations with the Planning Commission.  

The City made several regulation and policy changes in 2019 to support the production of housing for all 

economic levels. These changes include permitting Accessory Dwelling Units, establishing zero lot line 

development, updating Planned Development regulations, and adding two new funding support tools for 

affordable housing. These changes have resulted in more housing including the largest housing project in 

the City’s history: the Leavenworth Haus apartment complex with 200 new units starting occupancy in 

2021. 

The work for meeting the housing needs of all of Leavenworth’s community members is ongoing. 

Leavenworth continues to struggle with insufficient housing options, rising housing costs, and limited housing 

availability.  

Purpose and Approach 

This Housing Action Plan (HAP) informs and guides the City’s next phase of work to improve housing 

options and availability in Leavenworth. The HAP includes strategies and implementing actions to promote 

greater housing opportunity for Leavenworth’s residents and workers across all economic segments of the 

community.  

Development of the HAP was supported by a Washington Department of Commerce grant designed to 

increase housing options in Washington’s communities. Leavenworth developed and adopted a Housing 

Action Plan to encourage additional housing in a greater variety of housing types and at prices that are 

accessible to a greater variety of incomes, including market rate housing. 

Development of the Housing Action Plan included: 

▪ A review of existing and projected housing needs for all income levels including documentation of 

household characteristics, existing housing, and patterns of housing cost burden. 

▪ A review of employment trends and commuting patterns. 

▪ A review of the City’s long-range plans. 

▪ Input from community members. 

Outline of the Plan 

▪ Section 1. Leavenworth’s Housing Needs. 

▪ Section 2. Housing Strategy Recommendations. 
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Section 1: Leavenworth’s Housing Needs 

The Housing Needs Assessment provides an updated understanding of housing needs and issues in 

Leavenworth. The analysis considers the needs of the existing residential population, the housing needs of 

the workforce employed by Leavenworth’s businesses, and the existing housing inventory. The Housing 

Needs Assessment is a required part of the grant that funded the housing action planning process. The 

Needs Assessment finds that Leavenworth’s housing needs are largely driven by a growing economy with 

increasing employment, continued demand for vacation housing including second homes and short-term 

rentals, and rapidly rising housing costs. Specific housing needs include the following: 

❶ Increased housing production and more housing supply. 

Leavenworth’s population has been largely stable since 2000. This contrasts with job growth, which has 

increased by 30% between 2010 and 2017, adding 513 new jobs compared to 50 new residents over 

the same timeframe. Increases in employment typically drive residential growth and housing 

development. The disconnect in Leavenworth is due to insufficient housing production and new housing 

stock being used for non-residential uses. As a result, a greater proportion of Leavenworth’s workforce 

commute into Leavenworth from other communities.  

Leavenworth needs to increase its rate of housing production to meet the needs of current residents, 

address vacation market demand, and increase local housing opportunity for Leavenworth’s workforce.  

❷ Increased homeownership opportunity. 

Leavenworth’s housing prices have risen 73% since 2010, significantly higher than the housing price 

increases seen in Chelan County as a whole, as shown in Exhibit 1. This is significantly higher than 

changes in median family income, which has risen approximately 18% over the same period. The result is 

that homeownership is increasingly out of reach for many of Leavenworth’s residents. Homeownership 

rates in Leavenworth declined between 2010 when 63% of housing was owner-occupied and 2018 

(55% owner-occupied).   
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Exhibit 1. Percent Change in Income and Housing Costs, 2010 – 2020 (October). 

 

Sources: Zillow, 2020; HUD, 2020; BERK, 2020.  

Current housing prices present a more significant barrier to homeownership for first-time homeowners 

since new homeowners are unable to capture rising home equity in an existing home to leverage towards 

a new purchase. More diverse ownership options at lower prices would address the need for more 

homeownership opportunities for moderate income households. Moderate income households include 

households whose earners work as Elementary School Teachers, Social Workers, and Firefighters, as 

shown in Exhibit 2.  Income segments are based on the total income of the household, so combined 

incomes of occupations with lower earnings may allow a household to afford homeownership.  

Exhibit 2. Leavenworth Household Income Segments Relative to Area Median Income, 2019. 

 

Sources: U.S. Bureau of Labor Statistics, Occupational Employment Statistics (2018); HUD CHAS (based on ACS 2012-2016 5-
year estimates); Washington State Housing Finance Commission (2020). 

Land use policy and regulations that support smaller homes would address this need and match the 

patterns in household size in the community. The most common household size within the city is a single 

person (452 households representing 43% of all households). Together, 1- and 2-person households 

represent 76% of all households. 

Elementary

Cashier Mail Carriers Elementary School Teacher Physical Therapist

Food Preparation & Service Dental Assistant Social Worker Registered Nurse

Dishwasher Office Worker Firefighter Construction Manager

HUD Category  30 % AMI  50 % AMI  80 % AMI 100% AMI >100% AMI
 Extremely low-income  Very low-income  Low-income Moderate

Income Limits by Household Size

1 $14,370 $23,950 $38,320 $47,900

2 $16,440 $27,400 $43,840 $54,800

3 $18,480 $30,800 $49,280 $61,600

4+ $20,520 $34,200 $54,720 $68,400

Monthly Housing Budget

1 person $359 $599 $958 $1,198

4 person $513 $855 $1,368 $1,710

Household Summary

Households 141 131 195 97 474

Percent all all 14% 13% 19% 9% 46%

Elderly Family 20 35 35 15 100

Elderly Living Alone 55 65 80 29 45

Large Family 8 0 0 14 19

Small Family 14 10 55 35 145

Other 44 24 25 4 165

Total 141 134 195 97 474

$49,007

$61,635

$64,190 $93,421

$83,070

$71,070

$52,303

$28,737

$33,722

$39,562$25,946

$44,208

Occupations and average 

annual earnings (2019)
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❸ Long term rental housing available to lower-income workers and residents.  

About 43% of Leavenworth households rent their housing, as shown in Exhibit 3. Rental households are 

represented across all economic segments of the community, with 15% of all households being higher-

income households (above area median income) that rent their homes. Leavenworth Haus Apartments will 

add 200 new units of rental housing to the community. The units include a range of sizes and 

configurations and will be priced at rents affordable to Leavenworth’s moderate-income renters.   

Exhibit 3. Percentage of Households by Income Level in Leavenworth, 2016. 

 

Sources: HUD CHAS (based on ACS 2012-2016 5-year estimates); BERK Consulting, 2020.  

On average, rental prices in Leavenworth are 6 – 8% higher than in other communities in Chelan County. 

This is less of a markup than for ownership costs where home prices in Leavenworth are 38% higher than 

the average in Chelan County (inclusive of Leavenworth). Given the numbers of lower-wage workers that 

commute into Leavenworth, workers who are renters are likely unable to afford to rent in Leavenworth 

and are accepting longer commutes. 

About 27% of Leavenworth’s households rent their homes and earn low-incomes, defined as less than 

80% of the area median income. These households include many single-person households and 

households with earners working in occupations such as cashiers and food service workers. The needs 

assessment finds an undersupply of rentals affordable to lower income households. This is further 

evidenced by higher rates of housing cost burden, that is households spending more than 30% of their 

income on housing, among Leavenworth’s renters, as shown in Exhibit 4. 

Exhibit 4. Household Tenure and Rates of Cost Burden in Leavenworth, 2016. 

 

Sources: HUD CHAS (based on ACS 2012-2016 5-year estimates); BERK Consulting, 2020. 
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❹ Housing to support aging in place for older adults. 

Leavenworth’s population is older with fewer children than the population of the state overall, as shown in 

Exhibit 5. In addition, the proportion of the population that is under 19 years old has decreased since 

2010. 

Exhibit 5. Age and Sex Distribution, Leavenworth and Washington State, 2018. 

 

Sources: American Community Survey S0101 5-Yr Estimates, 2014-2018; BERK Consulting, 2020 

Many of Leavenworth’s older adults live in smaller households occupying single-family homes. As this 

population ages, Leavenworth will need more lower-cost housing options suitable for aging adults. This 

includes both high quality rental housing and smaller homeownership housing opportunities. About half of 

Leavenworth’s extremely low-income households include persons age 62 or older (14% elderly family 

households and 39% elderly living alone households). 

Opportunities for older adults to downsize frees up existing housing for other long-term residents. 

Leavenworth’s existing supply of condominium housing is predominately located near commercial areas 

and includes a lot of vacation rental use. Additional housing suitable for older adults in the city’s 

residential zones is a need. 

Leavenworth Washington State 
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Section 2: Housing Strategy Recommendations 

The Housing Action Plan will inform and guide the City’s next phase of work to improve housing options 

and availability in Leavenworth. This section includes recommendations for strategies and implementing 

actions to promote greater housing opportunity for Leavenworth’s residents and workers across all 

economic segments of the community.  

Housing strategy recommendations are presented in two groups: 

▪ Group 1. Recommendations for Increasing Housing Production and Diversity  

These recommendations are intended to address constraints to the existing rate of housing production 

as well as increase the diversity of housing choices, with an emphasis on creating more ownership 

options for moderate to low-income households. 

▪ Group 2. Recommendations for Specific Housing Types 

These recommendations are for specific housing types that may diversify housing options affordable 

to a greater array of households in Leavenworth. 

Group 1 recommendations have the broadest impact and potentially improve the development feasibility 

of the housing types addressed in the Group 2 recommendations. Community input has also emphasized 

focusing on the general recommendations first to remedy areas in existing regulations where expanding 

housing supply creates tensions for other public priorities such as appropriately managing street parking 

in residential areas. For these reasons, we recommend pursuing recommendations from Group 1 first and 

then addressing the type-specific recommendations in Group 2.  

Addressing Potential Displacement 

The Washington Department of Commerce grant requires consideration of risks of displacement. Renter 

households face displacement risk when property owners convert the housing to short-term rentals. 

Leavenworth has addressed this risk by placing strict restrictions on short-term rental use in the residential 

zones. Economic displacement pressure on renters is further reduced in the short term with the addition of 

200 new units of rental housing at Leavenworth Hause.  

Leavenworth’s households who own their homes potentially face risk of economic displacement through 

increased housing costs. Many of the strategies presented in this Housing Action Plan address this 

displacement pressure by increasing the potential for a greater variety of housing at a greater variety 

of price points. Other support services in place to reduce economic displacement include: 

▪ Foreclosure intervention counseling with Upper Valley MEND. 

▪ Chelan County has program to reduce property taxes for households with members 61 or older, 

households with a disability, or are low income.  

▪ The City has a program for grants or loans to support the development or preservation of 

affordable housing (LMC Chapter 3.42). 

▪ Tenant relocation assistance with Upper Valley MEND. 

https://www.uvmend.org/
https://www.codepublishing.com/WA/Leavenworth/#!/Leavenworth03/Leavenworth0342.html
https://www.uvmend.org/
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Group 1. Recommendations for Increasing Housing Production and Diversity 

1 Evaluate converting RL-12 zone into RL-10 zone to reduce incentives for 
urban sprawl.  

    

2 Review use-specific minimum lot size requirements for RL zones to 
encourage a greater diversity of housing sizes and types.  ◆ ◆ ◆ ◆ 

3 Evaluate the establishment of a maximum building size in RL zones.  ◆   

4 Increase flexibility in driveway and on-site parking requirements to 
accommodate a greater variety of housing types. ◆ ◆ ◆  

5 Consider allowing one driveway or curb cut per dwelling unit under specific 
conditions. ◆ ◆ 

6 Amend policies to be more inclusive of Leavenworth’s housing needs. 
◆ ◆ ◆ ◆

Group 2. Recommendations Specific to Housing Types 

7 Explore development of land use definitions and development regulations 
for cottage housing. ◆ ◆ ◆ ◆

8 Reexamine setbacks, parking, access, and lot coverage requirements of 
accessory dwelling units to incentivize infill development.   ◆ ◆

9 Amend minimum lot size requirements for duplexes to be consistent with lot 
size requirements for single-family residences in the same zone. ◆  ◆

10 Establish triplexes as a use distinct from multifamily residences.  
◆  ◆

11 Explore triplexes as a permitted use in some RL zones subject to lot coverage 
requirements and design standards. Evaluate on-site open space 
requirements for triplexes to ensure aesthetic compatibility with nearby 
single-family housing. 

◆  ◆

12 Review manufactured housing siting and form regulations to reduce barriers 
to production ◆ ◆   

 

  

◆ Addresses the 

housing need. 
 

Addresses the 

housing need 
under some 
conditions. 

Matrix of Housing  
Strategy Recommendations and 
Identified Housing Needs 
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Recommendations for Increasing Housing Production and Diversity  

Strategy 1. 
Evaluate converting RL-12 zone into RL-10 zone to reduce incentives for urban sprawl. 

Zoning regulations control the amount and type of development in a specific area. Leavenworth’s 

Residential Low Density 12,000 District (RL-12) has a minimum lot size of 12,000 square feet and 

represents the city’s lowest density residential zone.  

Much of the city’s current urban growth areas (UGA) are zoned to an equivalence of RL-10, creating an 

uncommon arrangement of lower-density zoning within city limits compared to the adjacent land in the 

unincorporated county.  In addition, much of the area’s recent development is happening in Leavenworth’s 

UGAs and land adjacent to the designated UGAs in unincorporated Chelan County, see Exhibit 6. 

Exhibit 6. Historical Growth Patterns of Leavenworth and Adjacent Areas 

 

Source: City of Leavenworth, 2020 

  

https://www.codepublishing.com/WA/Leavenworth/html/Leavenworth18/Leavenworth1821.html#18.21
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Increasing the development capacity of the areas currently zoned RL-12 to the standards of RL-10 could 

increase development capacity of the city and encourage smaller homes and more affordable 

homeownership without significant changes to existing neighborhoods. 

Benefits 

▪ Increasing housing supply, though this is limited given the limited areas of RL-12 zoning and the 

potential for subdivision into new lots. 

▪ Potentially increasing the affordability of homeownership where new houses require less land, though 

new housing on 10,000 square foot lots are not likely to be affordable to moderate-income 

households. 

▪ Reducing urban sprawl and aligning to the goals of Washington’s Growth Management Act. 

Implementation Steps 

▪ Review the mix of lot sizes within existing RL-12 zones and the number of parcels or land available 

for subdivision under RL-10 standards. Consider whether the existing platting is more compatible 

with another standard. 

▪ Review current floor-to-area ratios (the relationship between the size of the buildings and the size of 

the lot) if the City considers establishing limits to building size within existing setbacks and height 

limits. 

Strategy 2. 
Review use-specific minimum lot size requirements for RL zones to encourage a 
greater diversity of housing sizes and types. 

Incentivizing smaller homes can expand opportunities for homeownership to a wider range of households. 

Reducing lot sizes for specific uses (e.g., duplexes) can improve the efficient use of land and increase 

housing affordability. Smaller homes and smaller yards support aging in place as older adults typically 

live in smaller households (1 – 2 people) and may prefer yards that take less time and effort to maintain. 

In addition, many existing homes in Leavenworth are on lots smaller than the zoning district’s minimum lot 

size. 

Benefits 

▪ Increasing housing supply. 

▪ Increasing housing diversity where it incentivizes homes smaller than what the market is currently 

delivering. 

▪ Increasing entry-level homeownership options. 

▪ Increasing moderate-income rental housing options. 

▪ Increasing walkability of residential neighborhoods where new development stimulates demand for 

local services within walking distance. 

▪ Reducing urban sprawl. 
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Implementation Steps 

▪ Further refine policy objectives to inform parameters or conditions for smaller lot sizes. 

▪ Review the mix of lot sizes within existing zones to ensure compatibility with neighborhoods or 

appropriate transitions to more intensive land uses.  

▪ Prioritize areas within walking or biking distance to services. 

▪ Consider opportunities for combining with the City’s zero-lot-line regulations (LMC 12.24.090 D) to 

ensure sufficient private open space. 

▪ Consider implications for smaller lot sizes in conjunction with adjustments made to parking and 

driveway access. 

Examples 

▪ Pierce County offers smaller lot sizes to incentivize affordable housing production in its Affordable 

Housing Incentives. See Pierce County Affordable Housing Incentives: Independent Evaluation and 

Recommendations to Increase Effectiveness. 

Strategy 3. 
Evaluate the establishment of a maximum building size in RL zones. 

Current market dynamics favor building homes that maximize the development capacity of the lot. Larger 

homes are more profitable for developers to build because the marginal cost of each additional square 

foot is less than the price premium upper income households will pay. Community feedback has indicated 

concerns over the scale of new development in size and bulk relative to existing development and that it 

conflicts with the city’s need for more affordable housing options. Placing upper limits on the relative size 

of houses in residential areas through the establishment of a maximum floor area ratio (FAR) could 

address these concerns. FAR is a ratio of the total internal floor area of a building compared to the area 

of the site. (For example, a 2,000 square-foot house on a 6,000 square-foot lot would have a FAR of 

0.33.) Establishing a maximum FAR for residential properties would limit the size of buildings in 

proportion to the size of the lot.   

Benefits 

▪ Limiting house size could improve the affordability of homeownership, but it is unlikely to support 

entry-level homeownership. 

▪ Preserving existing neighborhood character. 

▪ Reducing greenhouse gas emissions per occupant (larger houses consume more resources to house 

fewer people). 

▪ Reducing development displacement pressure on lower- and moderate-income property owners. 

Implementation Steps 

▪ Assess size trends in recent development to further refine policy objectives. 

▪ Consider if any area in Leavenworth merits preservation of its historical scale of development. 

https://www.codepublishing.com/WA/Leavenworth/#!/html/Leavenworth18/Leavenworth1824.html
https://www.piercecountywa.org/DocumentCenter/View/84075/FINAL-PC-Affordable-Housing-Evaluation?bidId=
https://www.piercecountywa.org/DocumentCenter/View/84075/FINAL-PC-Affordable-Housing-Evaluation?bidId=
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▪ Evaluate establishing a maximum floor area ratio (FAR) for development in specific zones or under 

specific conditions. 

Example 

Home sizes could be set according to a sliding scale, depending on the number and type of units 

integrated into a structure. For example, a single-family house could be allowed 2,500 square feet of 

floor area. A house with an accessory dwelling unit could be allowed 3,000 square feet of floor area 

(see figure below). To provide additional flexibility, size limits could be set using FAR instead of square 

footage. This approach would limit extremely large housing units as well as incentivize production of a 

greater variety of housing units. 

 

Source: City of Portland, MAKERS, 2020. 

Strategy 4 & 5. 
4. Increase flexibility in driveway and on-site parking requirements to   
    accommodate a greater variety of housing types. 
 
5. Consider allowing one driveway or curb cut per dwelling unit under specific  
    conditions. 

An exploration of allowing a greater diversity of housing options in Leavenworth’s residential zones 

found that regulatory barriers associated with parking and access significantly reduced their feasibility 

(See Policy Assessment). To meet the goals of infill development and housing diversity, we recommend 

examining parking and access requirements to assess whether they are putting undue limitations on the 

development of smaller houses in a greater variety of configurations. The goal is to better accommodate 

a greater variety of housing sizes without undue impacts to the City’s other policy objectives. For 

example, allowing one driveway per street frontage would allow a duplex on a corner lot to have a 

driveway for each unit, as long as they front different streets. Allowing two drives would enable a 

duplex to move vehicle access to the sides of the building to improve the curb appeal. 
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Benefits 

▪ Increasing housing supply. 

▪ Increasing housing diversity. 

▪ Increasing affordable homeownership. 

▪ Increasing moderate-income rental housing. 

▪ Aligning the City’s policies across objectives such as pedestrian improvements, parking management, 

and housing.  

▪ Potentially clarifying the purpose and conditions for alley access. 

▪ Greater standardization in parking and access requirements across housing types and districts. 

Implementation Steps 

▪ Asses the current utilization of on-street parking across neighborhoods to determine areas where 

parking conflicts are less likely. 

▪ Consider improved street design and management of on-street parking for pedestrian safety. 

▪ Evaluate impacts of increasing density on vehicle access need. 

Strategy 6. 
Amend policies to be more inclusive of Leavenworth’s housing needs. 

Leavenworth’s Comprehensive Plan represents the community’s long-range plan for growth for the next 

20 years. The last major update was in 2017 and the Plan is due for its next periodic update in 2024. 

Leavenworth’s Housing Goal (Goal 1) supports the needs identified in the Housing Needs Assessment. The 

goal is: 

Encourage the availability of affordable housing to all economic segments of the 

population, promote a variety of residential densities, and housing types, and encourage 

preservation of existing housing stock. 

CORNER LOT DUPLEX WITH TWO DRIVEWAYS           DUPLEX WITH DRIVEWAYS TO THE REAR 
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The Policy Assessment reviews the policies in the Housing Element of Leavenworth’s Comprehensive Plan 

and finds that the policy objective of affordable housing for low- to moderate-income households could 

be made more explicit. We recommend amending the policies to support more diversity in housing to 

include the purpose of addressing the community’s need for more affordable housing. This 

recommendation reflects the Housing Affordability’s Task Force recommendation to define “public good” 

to include affordable housing. 

Recommendations Specific to Housing Types 

Strategy 7. 
Explore development of land use definitions and development regulations for cottage 
housing. 

Cottage housing consists of groups of detached dwelling units, smaller than a typical single-family 

residence, often organized around common outdoor space or a shared site access. Like duplexes and 

triplexes, cottage housing can provide opportunities for increased density on larger single-family lots. It 

can be easier to configure yard space and access for multiple cottages than for an equal number of 

attached units. The clustered approach also allows for the preservation of open space or protecting 

environmentally sensitive areas. Finally, the smaller, detached housing is compatible with community 

members who wish to continue living independently in Leavenworth. 

The Leavenworth Municipal Code does not currently include land use definitions or development 

regulations specifically for cottage housing. If the City wants to promote this housing type, new 

development regulations would need to be developed.  

Benefits 

▪ Increasing housing supply 

▪ Increasing housing diversity 

▪ Increasing affordable 

homeownership 

▪ Compatible with aging in place. 

▪ Compatible with smaller household 

sizes. 

Implementation Steps 

▪ Review existing development patterns to establish priority areas or criteria for cottage housing 

development. 

▪ Consider a density bonus to offset the higher per-unit cost of cottage house construction on a square 

foot basis compared to single-family homes. 

▪ Engage community members and developers to balance design regulations and approval process 

with housing needs and preferences. 

COTTAGE HOUSING 
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Example 

Cottage Housing and Tiny Homes: Spokane allows cottage housing of up to 1,200 square feet per unit 

with a 20% density bonus; in single-family zones a conditional use permit is required. A 40% density 

bonus is allowed for tiny homes of 500 square feet or less if located within a quarter mile of commercial 

and downtown zones. (SMC 17C.110.350) 

Strategy 8. 
Reexamine setbacks, parking, access, and lot coverage requirements of accessory 
dwelling units (ADU) to incentivize infill development. 

The City’s ADU regulations have increased the diversity of housing supply in Leavenworth. ADUs create 

additional housing capacity in existing neighborhoods with limited impacts on the existing neighborhood. 

ADUs offer an affordable housing option because they are less costly to construct than single-family 

homes due to their smaller size. However, ADUs can still represent a significant additional cost that is not 

feasible for all homeowners.  

The Policy Assessment found that parking and vehicle access requirements for siting ADUs on existing 

single-family sites pose significant challenges for ADUs when they are not incorporated into the site 

design when the primary home is constructed. The code requires dedicated off-street parking for ADUs 

and configuring additional vehicle access on existing properties may not be feasible, depending on 

individual site characteristics. In addition, properties may not have adequate open space to construct a 

new ADU in compliance with setback and lot coverage requirements. 

To meet the goals of infill development and housing diversity, we recommend examining parking, access, 

and lot coverage requirements to assess whether they are putting undue limitations on ADUs. We also 

recommend long-term monitoring of ADU production and resale values of homes with ADUs to determine 

if use as short-term rentals is limiting the ability of ADUs to meet the housing needs of community 

members. 

Benefits 

▪ Increasing housing supply. 

▪ Increasing housing diversity. 

▪ Increasing affordable homeownership when the rental income of the ADU provides the income 

necessary to support the financing of the primary residence. 

▪ Increasing lower cost rental housing in single-family neighborhoods. 

▪ Increasing senior housing. 

▪ Increasing housing for very low-income or small households. 

Implementation Steps 

▪ Collaborate with homeowners and prospective ADU developers to balance meeting housing needs 

with neighborhood impacts.  
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▪ Assess the current utilization of on-street parking across neighborhoods to determine areas where 

parking conflicts are less likely. Consider reducing parking requirements when on-street parking is 

utilized under a specified threshold. 

▪ Consider the role of street improvements for pedestrian safety. 

Strategy 9. 
Amend minimum lot size requirements for duplexes to be consistent with lot size 
requirements for single-family residences in the same zone. 

Duplex housing offers a more affordable housing option compatible with single-family neighborhoods. 

Leavenworth allows duplex development in Residential Low Density 6,000 District (RL6). Currently, 

regulations require a lot size of 12,000 square feet, which offers no reduction in the overall land 

necessary for each unit. In addition, the lot area coverage limitations whereby buildings and structures 

cannot occupy more than 35% of the lot area further limit the ability to reduce the overall land costs for 

duplex housing. In effect, this limits the ability of duplexes to offer housing at more affordable prices 

than single-family housing. Additional design guidelines such as emphasizing unit entries and windows 

oriented towards the street, locating driveways and garages to the side, and ensuring usable private 

open space can help duplexes fit into existing neighborhoods. 

We recommend amending the minimum lot size requirements for duplexes to be consistent with lot size 

requirements for single-family residences in the same zone, which would incentivize the housing type in RL-

6 zones over RL-10 or RL-12 zones. 

Benefits 

▪ Increasing housing supply, including rentals for those with moderate incomes. 

▪ Increasing housing diversity. 

▪ Increasing affordable homeownership either through condominium ownership (if allowed) or where 

the rental income of one unit makes the purchase of the duplex more feasible. 

Implementation Steps 

▪ Consider whether design standards will be necessary to ensure compatibility with the character of 

detached housing neighborhoods and to avoid auto centric visual character. 

Key design issues: 

 Emphasize unit entries and windows oriented towards the street 

 Locate driveways and garages to the side if possible 

 Encourage articulated facades and rooflines 

 Ensure usable private open space 

▪ Consider allowing condominium ownership for duplexes in RL zones to increase opportunities for 

homeownership. 
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Strategy 10 & 11. 
10. Establish triplexes as a use distinct from multifamily residences. 
 
11. Explore triplexes as a permitted use in some RL zones subject to lot coverage 
      requirements and design standards. Evaluate on-site open space requirements  
      for triplexes to ensure aesthetic compatibility with nearby single-family  
      housing. 

Leavenworth does not currently have regulations allowing triplex housing as a permitted use in its single-

family residential zones. Attached housing of three units or more is classified as “multifamily,” which is 

allowed in the Multifamily Residential District (LMC Chapter 18.22). Triplexes offer many of the same 

benefits as duplexes and can be built within the City’s existing regulations for lot size, yard requirements, 

building height, lot coverage, and off-street parking of single-family residence. Given its compatibility 

with the development scale of single-family homes, we recommend establishing triplexes as a use distinct 

from multifamily residences. 

We also recommend exploring triplexes as a permitted or conditional use in some residential zones 

where design standards can ensure aesthetic compatibility with nearby single-family housing. 

Benefits 

▪ Increasing housing supply 

▪ Increasing housing diversity 

▪ Increasing affordable homeownership either through condominium ownership if allowed or where the 

rental income of one unit makes the purchase of the triplex more feasible. 

▪ Increasing moderate-income rental supply 

Implementation Steps 

▪ Consider whether design standards will be necessary to ensure compatibility the with character of 

detached housing neighborhoods and to avoid auto-centric visual character. 

Key design issues: 

 Emphasize unit entries and windows are oriented towards the street 

 Locate driveways and garages to the side if possible 

 Encourage articulated facades and rooflines 

 Ensure usable private open space 

Strategy 12. 
Review manufactured home siting and form regulations to reduce barriers to 
production. 

Leavenworth’s Comprehensive Plan suggests considering the siting of manufactured homes, also known as 

factory-built or prefabricated homes, to encourage regeneration of existing housing inventory. Since 

http://cityofleavenworth.com/col-assets/uploads/2018/03/2017-Comp-Plan-Appendices.pdf
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2015, the City has issued one (1) permit for siting a manufactured home. The cost of manufactured homes 

is significantly less than a traditional site-built house. In areas where land costs are high, as in 

Leavenworth, manufactured homes offer a pathway towards homeownership due to the lower cost of the 

structure. The smaller size and single-floor layout of manufactured homes are aligned to the housing 

needs of aging adults. Personal narratives from the Share Your Housing Stories demonstrate the role 

manufactured housing has played in enabling residents access to affordable housing in Leavenworth (see 

Appendix B). 

Given home values in the area, the absence of new manufactured homes in Leavenworth suggests 

regulatory, rather than market barriers to the utilization of this housing form. In addition, factory-built 

homes Leavenworth Municipal Code Section 21.90.030 considers permanent, detached, manufactured or 

modular housing units to be single-family dwellings, equivalent to site-built housing, and Section 

14.16.010 expressly states that one of the purposes of the City’s residential design standards is to ensure 

manufactured homes can be sited in any zone that allows single-family housing. Section 14.16.080 limits 

manufactured homes to new manufactured homes meeting the design standards of other single-family 

homes. We recommend further review of the siting and form regulations to identify and reduce any 

barriers to the use of manufactured homes in Leavenworth.  

Benefits 

▪ Increasing housing supply 

▪ Increasing housing diversity 

▪ Increasing affordable homeownership options 

▪ Supporting aging in place  

▪ Providing housing options to small households  

Implementation Steps 

▪ Audit regulations to determine if specific regulations pose a substantial barrier. 

▪ Review design and siting regulations from other jurisdictions to identify ways to ensure compatibility 

with existing neighborhoods. 
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Appendices 
 

Appendix A // Glossary of Terms 

Appendix B // Community Input 

1. Community Meeting 

2. “Share Your Housing Story” Submissions 

3. Summary of Employer Survey 

Appendix C // Leavenworth Housing Needs Assessment 

2020 

Appendix D // Leavenworth Housing Policy Assessment and 

Recommendations 
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