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Planning Commission Meeting Minutes
City Hall Council Chambers
700 Highway 2, Leavenworth, WA

Wednesday, September 2, 2020 at 6:30 PM
OPEN OF THE MEETING: Andy Lane, Acting Chair, called the meeting to order at 6:33 PM.
ROLL CALL: Andy Lane (Chair), Steven Booher, Alison Miller, and Angela Harrison. Absent: Colin
Forsyth, Pete Olson and Chuck Reppas
STAFF: Lilith Vespier, Development Services Manager, Chantell Steiner, Finance Director, Devyn
Walter, Intern and Dawn Couch, BERK Consulting
COUNCIL Members: Anne Hessburg, Sharon Waters, Carolyn Wilson, Clint Strand and Mayor Carl
Florea
COMMUNITY Present via Zoom: Jessica Stoller, Marty Fallon, Bob, Bruce Williams, Sue Cragun,
Carolyn Wilson, Ana Cortez-Steiner, Alicia McRae, John Olson, Tony Cameron, Ann Crosby, Kaylin
Bettinger, Duane Goehner, Marso (unknown last name), Stella Day, David Morgan, Janet Millard, Jake
Mayson, and Margaret (unknown last name).
COMMUNITY Present at City Hall: Roy Vespier and Skip Laeson
Review and approval of Planning Commission Minutes: Alison Miller moved to approve August 5,
2020 and August 19, 2020; Angie Harrison seconded; approved by all.
Joint Planning Commission and Council review of the 2020 Docket projects: Development Services
Manager Lilith Vespier started out the evening with discussion of the 2020 Docket. The first item was the
transportation element update. The first meeting was two weeks ago. The next transportation meeting will
be in the middle of September for envisioning and goals. Chair Lane said he liked the opening meeting and
public engagement. Commissioner Harrison stated that she has been contacted by people who would like
more of a pedestrian and cycling aspect to the downtown. They also liked the option of using alternative
peak hour reporting. Mayor Florea said that he appreciated the honest ramifications of peak traffic options
between the weekdays and weekends. Councilmember Hessburg asked when the Transportation Element
update would be completed. Ms. Vespier said that the timeline for completion by December.
Item 2 on the Docket is the Housing Action Plan. Ms. Vespier stated that the housing action plan is moving
forward including tonight’s meeting on housing types (missing middle) and housing data. Chair Lane noted
that the Housing Needs Assessment had a lot of good data. Commissioner Booher noted that the Housing
Needs Assessment had good data and surprises. Ms. Vespier asked the Council if there were questions on
that process. Councilmember Wilson stated she was looking forward to tonight’s workshop.
Item 3 on the Docket is the Fire code amendments. Mark Barnes and Dave Nalle have meet with the County
and Department of Natural Resources to review the fire hazard map and will be working on code
amendments which should be to the Council by the end of the year.
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Item 4 on the Docket is the Osborn Property which is going through a separate process. Councilmember
Waters asked about the rezoning option. Ms. Vespier and Commissioner Booher noted that the rezone
process will be used, if necessary, to reflect the community vision.
Item 4 on the Docket is the district use chart. Ms. Vespier noted that the Planning Commission has been
progressing well and will need a couple more meetings to review.
Next, there was a discussion about alley access/use. The use of alleys for residential and commercial are to
be discussed. There was general consent to move forward with the existing transportation consultant to get
a cost estimate to review alley uses, needs and impacts.
Some of the Code Inconsistencies items on the Docket had been amended earlier in the year. Ms. Vespier
said additional code inconsistencies would be reviewed later this year, if time was available.
Councilmember Waters asked about height calculations changes. Ms. Vespier indicated that it was to clarify
existing and address items like the alpine coaster.
Ms. Vespier gave an update on the Shoreline Master Program Update. The public review will start at the
next Planning Commission meeting.
Discussion occurred on the Planning Commission work and Docket items. Councilmember Hessburg noted
that the Planning Commission has been getting a lot of work done and thanked them for taking on this
important work. General questions about the Docket and possible amendments continued until 7:00pm.
Housing Action Plan Workshop: Ms. Vespier started the presentation informing the audience about Zoom
basics and that copies of the presentation will be available after the meeting. She introduced Dawn Couch
from Berk Consulting who is working with the City to create a housing action plan.
Ms. Vespier opened the presentation providing information about Leavenworth housing “where we have
been.” After reviewing housing through history, Ms. Vespier reviewed current mix of housing types
throughout town. She then turned the meeting over to Dawn Couch to address “where we are today.” Ms.
Couch stated that the Draft Housing Needs Assessment still needs additional information from the outreach
(public comments) and other data coming in. She went on to review current housing inventory noting that
for a town our size we have more diversity in housing types then she would expect. She noted that newer
development follows that same trend of diverse housing. She went on to talk about household incomes and
housing prices.
Councilmember Wilson said that the new apartment studios were priced very high for people who live in
town and it’s very disappointing. Ms. Vespier said that as the market adjusts to having this very large new
complex available it with be interesting to see how those rents will change.
Ms. Vespier stated a discussion on “where we are going” noting that she would review Missing Middle
housing, Tiny Homes and Affordable Housing. Missing Middle Housing includes duplexes, tri- and fourplex’s, bungalows/cottage housing and live work units. The city currently permits duplexes on 12,000
square foot lots. However, with the addition of accessory dwelling units, in the last few years, a second
dwelling is permitted on any lot size and could be like a duplex.
Polling: the poll was not working but Ms. Vespier asked the community what types of Missing Middle
housing would they like to see? The community response was positive on all housing types but especially
bungalow option was the most popular discussion. Kaylin Bettinger wanted to know how big of a lot
bungalow development would require. Ms. Vespier directed the group to MissingMiddleHousing.com for
examples. She went on to note that a 60, 80, or 100-foot lot is best. It also depends on access points for the
driveway or an alley to determine the lot width. Commissioner Miller noted that she lives near a similar
development with Bavarian Village Apartments and Alpine Heights. She noted that style and layout are
partly defined by parking requirements.
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Commissioner Booher noted that the bungalow setup could be rentals on a single lot instead of permanent
housing. He would like to discuss/consider bungalows that could be owned on small lots. Ms. Vespier noted
that entry level housing. Commissioner Booher wants to consider how to make bungalows on common wall
or individual lot development. Ms. Vespier noted that the comments in the chat field acknowledged the
need to address code flexibility, change in lot size, setbacks and parking. She noted that these types of
changes can cause concern from the public (especially parking).
Duane Goehner stated the need to partner with neighboring communities to address affordability as the
Leavenworth land prices are so high. That may result in a commute to work. He asked if partnering with
other communities was part of this plan. Ms. Vespier noted that this plan is focused on the City and some
discussions have occurred in the past with neighboring communities. Commissioner Lane noted that
partnering is an important consideration while first looking at what the City can do to provide for a diverse
community. Knowing that we will still need to keep the concept of partnering with other communities
online. Duane noted concern with high land prices and the loss of affordability on small lots as they gain in
popularity. Mayor Florea agreed that Duane brought up a good point. He stated that we cannot solve but
cannot give up but the key is to ensure that some housing is for long-term affordable housing. His goal is
to come up with a funding source to support providing affordable housing.
Ms. Vespier started the discussion on tiny homes noting that the request for tiny homes comes to the City
monthly. The request can be individuals for single units and developers who want to do communities. She
noted that the building codes are changing to permit some tiny homes so now is the time to consider if tiny
homes fit in the community.
Polling question, do you think tiny homes are appropriate for Leavenworth? Ms. Vespier read through
several of the comments. Most attending indicated that were in favor of tiny homes. Skip Laeson stated that
tiny homes are fine for a couple not a family. Councilmember Wilson said she likes the idea as long as it’s
put together well and it gives the single person or couple the ability to own something and not rent. Ms.
Vespier noted a comment asking why are people concerned with design and layout. Commissioner Miller
said she doesn’t think the design of individual units but more the group of homes to make sure it is
compatible with a single-family neighborhood. Ms. Vespier noted that current codes do have some design
requirements like eave overhangs and placement of the front door which may need to be reviewed.
The final types of homes to discuss was affordable housing. Ms. Vespier said there has been confusion
between affordable housing and work housing. She reviewed the Revised Code of Washington definition.
Chair Lane noted that the RCW does provide for communities to change the levels of income which define
affordable housing. He also noted that affordable housing is required to remain affordable for a number of
years (30-50). Ms. Vespier discussed affordable housing developments and options.
Polling question, is affordable housing needed in Leavenworth? Most feedback resulted in “yes.”
Discussion continued with question and answers about the Housing Needs Assessment which will be
reviewed in more detail at the next meeting.
Review of the next meeting topics were discussed.
No new items. Motion to adjourn was provided by Steven Booher.
Adjournment Meeting adjourned at 8:39 PM
(Meeting recording available on request)
Respectfully Submitted,
Devyn Walter, Intern
City of Leavenworth
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INTRODUCTION
The City of Leavenworth offers a mix of housing options. However, as the city has grown housing has not
been able to meet the needs of residents. The City Council established the Housing Task force in 2016 and
conducted a Housing Needs Assessment in 2017. The documents were used by the Planning Commission
to make several recommendations for improving housing options. To date, the City Council has enacted
new options for Accessory Dwelling Units, zero lot line development, revised Planned Development
regulations and added two new funding support tools for affordable housing. Additionally, the Council’s
work has resulted in the largest housing project the City has seen constructed, the Leavenworth Haus
apartment complex with 200 new units coming online fall of 2020 through 2021.
But the city continues to struggle with insufficient housing options, rising housing costs, and limited
housing availability. To understand the needs and help the community, the City applied for and was
awarded a Housing Action Plan grant through the Washington State Department of Commerce. The
Housing Action Plan will provide a lot of data but we wanted to hear from the people.
The Share Your Housing Story asked people to share what was important to them. To jumpstart the
project, we posed several questions.
Did you grow up here? If not, that’s okay! We also want to build all our resident stories! Did you
move for a job, romance, school, or adventure? Why the area? Why the lifestyle? Are you living
with roommates—or your mom or your grandma? Are you renting a studio, commuting into town,
looking to downsize, or worried about finding your next apartment?
And asked people to consider sharing their stories, photos, and a bit of data.
 How did you wind up in (or near) Leavenworth? What makes a home? What does community mean
to you? What’s your take on the housing situation in Leavenworth?
 Snap a photo (nothing fancy—phone selfies are totally fine, but if you have nicer portraits or
photos taken of you on your phone, we won’t complain)!
 Tell us a bit about your home (housing type, roommates, neighborhood) and your community.

THANK YOU ALL!
Thank you to everyone who took the time to share. These stories helped the community better
understand the housing issues we face and will result in a better understanding of how to move forward
with housing for all.
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JONATHAN RILEY
Hello , I moved here in 2011 and have lived in
the same rental house ever since. I consider my
rent to be affordable on a median income for
Chelan county. We have a three-bedroom house
and pay $1350 a month rent. My worry for our
community and myself alike is the availability of
long-term rentals and affordable housing. I
moved here to Pursue a career while enjoying
life in the mountains and by the river side. It
worries me that the availability and cost of
housing will one day prevent me from living in
the community I have built over the last decade.
I have a job that I love and plan to continue My
career here for many years to come. Personally,
my greatest vulnerability is housing. If I were to
lose my rental, I would likely be forced to leave
my community. Similarly, I have been in the
market to purchase a home in the Leavenworth
area for several years. I have not been able to
find a suitable home meeting my income and I
am often confronted by buyers paying over
asking price and beyond what I could pay. Many
of my neighbors are second homeowners. My
immediate neighbor stays maybe 20 nights at his
second home in town. I wish there was a way to
prioritize homeownership for people that lived
in community contributed to our community. I
think nightly rentals and second homes will drive

many of the median income workforce out of
town and result in a loss of our great community.
I wish to see more affordable housing in the
Leavenworth area for Low- and median-income
residents as well as regulation or incentives to
maintain second homes as long-term rentals and
reduce Airbnb type nightly rentals which are a
nuisance and deteriorate our sense of
community. I do praise the current Airbnb
regulation allowing homeowners to rent a
bedroom from their primary occupancy. I also
understand that the geographic area those rules
govern is small. I hope that the city and the
county can partner to better address this issue in
housing areas that border Leavenworth.
Developments
the
Like
Pine
Street
Neighborhood currently under construction are
financially in accessible to most people in my
community. It is not my desire to see more Highend homes built in the Leavenworth area. This
community desperately needs to house its
workforce, its members, and cater to the needs
of our residence rather than those of outside
wealth and infrequent visitation.
Thank you for making available the opportunity
to comment.

KIM UHRICH
Kim Uhrich moved to Leavenworth in April 1980
as a young couple and 6-week-old daughter from
Seattle area to start a life out of the problems of
the big city. Got work running a packing crew at
Leavenworth Fruit Co., and later Blue Bird Inc.
Wife worked in medical records in Wenatchee, 2
girls went all 12 years to Cascade schools.
Coming to Leavenworth was the best decision
we ever made!

First 3 years we rented houses in town then
bought a large mobile home and put it on a
rented lot owned by the Lemons family up
Chumstick. We had a great family relationship!
Still love the town and family circumstances
forced us to move back to west side, but I'm
single now and am planning to move back just as
soon as a senior apartment comes available.
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ALISON MILLER
I moved here in January of 2013, and lived with
a friend as there were no rentals available. I
immediately started looking to buy property (to
build on) or a house. There were just so few
options for someone starting a new career
around median income- I was making $50,000 a
year at first. Everything near town was either a
steep hillside up the Chumstick that would be
almost uninsurable due to fire risk, or far too
expensive for my income level. I looked at
several fixer-upper homes that, once I paid
$280,000 or so for the house, would require
another $80k or more of investment to remodel.
Finally, in 2015, a family friend sat down to
negotiate the sale of a lot they had subdivided in
2014. They were not answering calls from
potential buyers, we only got in contact because
we already knew them. We agreed on $120k for
the bare land and started the process of getting
a construction loan. By this time, my husband
was in nursing school, with no income, but my
income was up to about $60k per year. We
borrowed enough to build a small house, 1000

square feet, and single car garage. We finished
the house in 2016, the same time my husband
finished school so we had two incomes, making
the mortgage we'd signed up for seem much
more comfortable.
I regularly talk to people from 25 to 45 years old
that are looking to build new or remodel a
cheaper old house. Existing houses are so
expensive that they can't afford the extensive
work required once they paid for a fixer, but land
and construction costs are also prohibitively high
for many buyers. I work with people that finally
got land in or near town and are on a tight
budget; the spec homes being built in town and
listed at over $700k are laughable to them. They
are trying to get into a livable house for under
$450k, and it's a real challenge. Building a small
house is usually the only route forward.
Thank you for compiling these stories, I hope you
get a good representation of responses from the
community!

MOIRA ARMEN
Hi, I moved to Leavenworth in 2017 because I
wanted to live closer to the recreation
opportunities in the valley, and I already had a
large friend group here. I moved in with a friend
into a rented double wide, but knew I wanted to
buy a house. I am a teacher in Wenatchee, but
even though the commute is long I thought it
would be nice to live near my friends. It quickly
became clear that to buy in Leavenworth was
not in my price range, so I bought a house in
Cashmere. It does make it harder to see my
friends, living in Cashmere, but I am glad I do not
live in Leavenworth. Over the last few years, it
has gotten way too crowded and hectic, and
more and more hideous monstrosities of houses

are being built. The town is not as pretty as it
used to be and it's too busy and crowded. Even
when I lived there the short-term rentals on the
weekend were obnoxious and I was getting
woken up in the middle of the night by partiers
every Friday and Saturday. I hear it is worse now.
I actually avoid Leavenworth these days. It's too
crowded and there is no parking. Now when I
want to go out, I go to Wenatchee. It's nice and
mellow. I'm glad I couldn't afford to live in
Leavenworth because it has changed and I don't
like it, but I do feel bad for people who work
there and have to commute from affordable
housing outside of town. I think short term
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rentals in Leavenworth should not be allowed,
both new and historic. That would help local

people afford to live there, and also improve the
livability for permanent residents like my friends.

JAKE ALLEN
Hello, Here is my story.
I grew up in plain, went to every school in the
district and moved into Leavenworth city limits
in 2017. I love living in this valley because I grew
up learning how to take advantage of all the
activities it has to offer. A home to me is any kind
of residence with basic amenities, i.e. house,
apartment, duplex. Community means a lot to
me. I know lots of people in this community,
most if not all of whom I consider friends. I enjoy
events like the farmers market and empty bowls.
The housing situation is extremely difficult.
When I first started looking back in 2014ish most
of the houses available would be gone within a
day or two. And the scarcity only drove the
qualifications to rent up. for instance, I have
been turned away because I'm not part of a
"family" or because I couldn't prove I had at least
$5000 in my bank account. And those instances
are the ones I could afford, there were plenty
more where I flat out could not afford the rent.
The conclusion I've reached is you have to have
a connection to be able to get into affordable
housing in Leavenworth.

I was very fortunate when a family friend
happened to need tenants and agreed to let me
rent from them. Currently I have two
roommates, and we live in a 3 bed 2 bath single
story house with a garage since 2017. We live in
a very nice neighborhood near Mountain
Meadows. If something were to come up and I
had to leave my current housing situation, I
would be extremely worried about finding
another place to rent inside of city limits. I would
almost expect to have to move north into
Plain/Lake
Wenatchee
or
south
to
Peshastin/Dryden.
Hopefully this can provide some insight!

RYAN CARRASCO
I moved to Leavenworth in March of 2015 to
work for the Washington dept of fish & wildlife.
I relocated from Bend, OR where I worked for the
state of Oregon fish & wildlife for 5 yrs. I loved
living in Bend, but as the money flowed in, I saw
the demographics/characteristics of the town

change. I saw friends and co-workers that could
no longer afford to live in their original
neighborhoods, with ever increasing rent,
relocate. I knew that I shared the same fate, had
I stayed; even though I had/have a pretty
amazing job, I truly feel like I am overpaid for
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what I do, it will not afford me the buying power
to compete for a home in Bend or this town.
So, do I leave a job that I love & brings me
happiness/satisfaction to be able to afford a
home? Or do I stay and risk being priced out and
having to relocate once again. I love
leavenworth. I am a climber, mt biker, runner.
skier, and lover of nature. I want to embrace the
community I live in, make it a better place, share
the knowledge that I have of our amazing area
(in regards to what I know with fish & wildlife).
We are currently in talks with our landlord
hoping to buy our home that we are renting.

However, if this house gets put on the market, I
know that my wife and I will not have a chance
to compete with the others that would like to
live here. Fingers crossed something will work
out. I know there are many in my situation.
People who have sacrificed higher paying jobs
elsewhere to live & recreate in a town they love.
People who will make the community stronger
and embrace living maybe just a little more
simply. It is a hope of mine, that people across all
walks of life, will be able to be homeowners. I
would like to thank you for taking these stories
and listening to the residents. It means a lot,
gives us hope.

VANESSA CAMERON
I saw the message around the city’s interest in
gaining more insight into community members’
thoughts and feelings around housing in and
around Leavenworth. First, thank you for taking
the time to hear from community members on a
topic that is near and dear to all of us, in a variety
of ways. For everyone who calls Leavenworth
home, or would like to, housing access is a key
topic.
My family (husband, myself, and kiddo) moved
here about 1.5 years ago from Tacoma. We
moved here because we love the small town (I
grew up in an 1800 population town in
Montana), the good schools, and the access to
outdoor recreation. I am in healthcare, so have
flexibility with location. We have been excited to
meet other like-minded families in the area, but
have noticed an extreme lack of diversity.
We built a multigenerational home with the
intention of having a multigenerational
household (intentions to live full time with my
parents, who were relocating from Montana),
however life had other plans and my mother was
diagnosed with cancer and quickly passed away,

all occurring during the construction of the
home. Over the past year, my father has also
chosen to move back to Montana where there is
more family and stronger community
connections already in place, rather than
continue with the relocation to Leavenworth. So,
we currently live on a 1 acre lot with a beautiful
view, with a house that was built for a very
different type of family structure and has never
fit the “intent” of a house that my nuclear family
was interested in. It is because of that that we
are selling our current home, and have
purchased property on Pinegrass, hoping to start
building a small, single-family home intentionally
set within the community. We chose this
location SPECIFICALLY with the hope that a true
community will be created there.
To me, a “home” is a place where people feel
safe, secure, and welcomed. I say this in the
context of the physical structure, and the town
itself. A house is a building, a home is a concept.
To me, row after row of overly large, dominating
houses (ex: Pine St) feels cold and formal. Yes,
they are beautiful and expensive, and pay a lot
of property taxes, but to an average person, they
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do not feel welcoming, but overpowering. As you
go west of Ski Hill (West St, Center St, etc…) the
variation in home size and type makes those
areas feel like open and welcoming
communities, with families and friends instead
of vacation neighbors. To me, a community is a
place where I can feel welcomed and respected,
and the expectation within the group/town as a
whole is that this is the way we treat others
regardless of religion, race, ableism, gender, or
culture.

options in the in-town areas and smaller homes
allowing for more reasonable first-time home
ownership. One great area to consider this is
with the development just west of Alpine Lakes
Elementary school. This area has an opportunity
to provide a variety of housing options, for all
budgets and desires, including townhomes,
single-family homes with size restrictions
(specific % for total square footage based on lot
size), and some larger lots available which could
allow for larger homes to be built.

I feel that the town of Leavenworth is
significantly lacking in “first time home
ownership” options, or at least in the sense and
price point of most people. It would make me
very sad to see the community continue to be
affordable only for those already very well off
financially, as that brings in only a very narrow
perspective to add to the town’s population. I
feel that this perpetuates inherent racism and
classism already in place, and leads to a
continued lack of diversity. As a parent in this
town, I hope to see Leavenworth become more
inclusive, meaning higher density housing

In my opinion, continuing to allow or encourage
$700k+ homes (3500sq+) to be built on city lots
will not encourage positive growth of
community through inviting in and investing in
families who are passionate about the town, the
community, and the beautiful environment we
live in. There need to be options in the $350500k range, in addition to more temporary
housing for seasonal workers (like the
apartments by Safeway, which are a GREAT
inclusion for the city!).
Thank you for your time!

DENISE CHERRYHOLMES MURPHY
My husband and I arrived as permanent
Leavenworth residents
the
Week
of
Thanksgiving in 2019. Prior to that time, over a
period of fifteen years; we would visit
Leavenworth yearly, and often a couple of times
each of those years.
We decided upon retirement that we would
make our home in Leavenworth,
because logistically it was rated highly in so many
areas we valued on Sperling’s Best Places. The
population is down approximately 25 percent
from ten years ago; the median age is about 46
years old; the unemployment rate [WAS
prepandemic] 4.7 percent. The pros that

Sperling’s listed were: Nearby mountains, yearround climate, and attractive downtown. The
cons they listed included isolation, a decline in
jobs, and the high cost of housing. The number
of available doctors was a third higher than the
national average (308 in close proximity in
Leavenworth, to 210 nationally). Leavenworth’s
superfund (greatest health dangers) was ranked
94 out of 100. The national average is 87 out of
100.
Other things that were attractive to us were the
higher than average air and water quality, and
the education of Leavenworth’s population—a
90.6 percent rate of high school graduation, and
38 percent of four years of college education,
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both respectably higher than the national
averages. While property crime was comparable
to the average in the United States (they are
both 35.4 percent), the rate of violent crime in
Leavenworth compared to the rest of the United
States was only 11.4 percent, compared to the
national average of 22.7 percent.) [SOURCE:
https://www.bestplaces.net/education/city/wa
shington/leavenworth]
During our trips to Leavenworth previous to
becoming a part of the community, our family
tradition included spending several days at the
Enzian Inn, with our grown children and
grandchildren. We would never have even
thought to rent an Airbnb or plop ourselves
down into the community's residential areas.
Our relocation story actually began when our
middle-aged daughter, Jaylene, from Mill Creek
and her husband bought a home in Leavenworth
last summer for their own retirement someday,
and they have been watching the market for
years! We sold our home in California; and,
initially, spent six months renting from our
daughter, while we carefully watched for a home
of our own. This is where the Leavenworth
housing market comes into play. We faithfully
watched Zillow, Redfin, and Remax daily. Our
desires were for a smaller house, with a little bit
of property, not too old, and easy to maneuver
in for people of retirement age, in town or close
to town, for about the same cost as the larger
home we sold in California. What we found
coming on the market was vacation rentals,
houses way out of town, huge homes, and
houses in Dryden, Peshastin, and Cashmere.

After our long wait, we were finally able to
purchase a home in the City of Leavenworth—
more home than we really needed, for over a
third more the cost of the larger house (in a nice
community on a lake) we sold, not much land,
but new and comfortable for retirement. We
have gone from a $1,200.00 house payment to a
$2,600.00 house payment, and that was after
putting 20 percent cash down on our new home.
It is more than double. And yet, we are of the
fortunate ones in Leavenworth. We finally have
a home here.
Our take on Leavenworth’s housing situation is
that even with the means, housing is very
difficult. Both our grown daughter and ourselves
found, even with the cash, equity from a prior
home, and good credit, it was a hard nut to crack.
What this means is that for many others who
have chosen this beautiful place to live; there
are, unfortunately, unsurmountable hurdles.
While we rented (off of Icicle) we noticed that in
the nice peaceful rural area of our daughter’s
home, the neighborhood was peppered with
decent homes being rented as short-term rentals
instead of being available to purchase. Of course,
the typical problems associated with
Leavenworth’s short-term rentals were in that
neighborhood.
We feel blessed beyond measure to be residents
and finally own our own home in Leavenworth.
If you have questions, please feel free to email
me back. Thank you for what you are doing to
address Leavenworth’s housing problems.

DUANE GOEHNER
We moved permanently to Leavenworth in
2013, though I hail from Leavenworth, Dryden
and the Wenatchee Valley. Our initial plan was
to just purchase a second home here, and then

later--closer to retirement--move here, but as
soon as we bought the place, we decided that
with remote working options, we would speed

8|Page

up our relocation timeline from Redmond back
to Leavenworth.
Since we tend to entertain large groups of
people, a year after purchase, we did a house
remodel and addition to make this our
permanent home. With aging parents we also
built in an option for their accommodation for
when that time became necessary. There was a
small ADU on our lot when we bought, and we
chose to rent that at well below market rates to
help folks with housing in the community, since
nightly rentals seemed to steal away so much
workforce housing. We have rented the ADU to
folks in the service industry, medical field, etc.
The attraction of a small community is just that—
a small community—meaning folks know each
other and have neighborly relationships and
operate as a connected living organism.
Transient housing in residential neighborhoods
is very troubling since continuity is essential in
building
a
connected,
safe,
trusting
neighborhood. So, what can be done to establish
solid neighborhoods for our workers at
affordable prices?
There are several factors to consider as we think
about Leavenworth. First, this is a popular place,
and that means due to demand, the price of
housing near Leavenworth will be high. That is
what a market economy does. And it is not
exclusive to capitalism. When I lived in Moscow
Russia in the early 90s, as the communist bands
began to fall apart, the reality was that
residences and apartments near the Kremlin and
Central district, or near subway stations had
been allotted to those with higher status, and
then by mid-90’s, to those who had more hard
currency to spend. Even though the working
classes still had jobs in downtown, they could not
afford to live there, and had to commute
significant distance by bus, trolley or subway,
since car ownership was rare back then.

Leavenworth’s economic driver portfolio has
been extremely skewed towards tourism over
the last many years, and as that industry has
grown, the number of lower wage service-level
jobs has grown with it. Over tourism impacts
more than traffic, parking and trails…it also
adversely impacts residence availability and
affordability. Venice, Barcelona, and Vail have all
had to deal with the housing challenges of a
lopsided economy based heavily on tourism.
Sadly, this is not something that can be solved by
a city’s magic wand. The example of the lots on
Pine Street, or the Leavenworth Haus
Apartments, etc. clearly demonstrate that
affordability is illusive in a popular place. That a
6,000’ lot and a home commands ¾ of a million
dollars does not display favorable housing
outcomes inside the affordability crystal ball. A ½
acre lot down the road from our house has
recently sold for $530k. An empty lot. The reality
is that residences in places like Banff or
Breckenridge, Monterey or Medina, all
command premium prices because they are
esteemed places to own a home. Moreover,
even if you can afford such homes, subsequent
to the property sale, the high “unaffordable"
taxes commence. (Bill Gates pays over $1mil a
year in property taxes on his Medina home.)
Considering that only 15% of the jobs in the
Leavenworth area pay more than $40,000 per
year, yet to afford a median apartment rent, a
household needs an annual income of at least
$59,000 and to afford a median single-family
home rent a household needs $67,000 or more,
the only option I can see for
genuinely “affordable” houses for our
Leavenworth workers—many of whom are
within the service-industry wage class—is lowincome, low cost tenement-type housing. I
honestly don’t see that proposal receiving a huge
welcome from folks who have spent ¾ of a
million on their home next door to a proposed
“project" development. Another option might be
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similar to migrant-worker-type housing. In that
case, would the retailers be on the hook for that
cost for their needed employees like the
orchardists are for their farm workers? Where
would that be located? And while I have often
heard of the need for affordable housing, I
haven’t seen developers come forward with
their bags of money to fund it…and in my mind,
just throwing this heavy weight on taxpayers is
neither fiscally wise nor fair for those who have
made decisions to finance an education, build a
career, and invest for many years to get what
they have.
While there are some service level employees
who likely desire to permanently become part of
the community, there is another large segment
that prefer the freedom of the nomadic lifestyle,
like seen in beach or ski towns. In the seven years
that we have rented our ADU, only one renter, a
nurse at CMC, has rented more than about six
months. All the rest were only interested in
seasonal work…skiing, theater, restaurant, etc.,
and had no desire or dedication to fiscal
responsibility to make Leavenworth their
permanent home, so they moved out of the area
to follow their next adventure. In fact, none of
the dozen renters we have had since moving to
Leavenworth have intended to make
Leavenworth their hometown, even our current
renter. Great people who just wanted a
temporary place to land before they moved on
to the next place.
Therefore, even though I personally wish there
were more affordable housing options for
people who want to permanently become part
of our community, the only sustainable model I
realistically see is partnering with other
communities for housing in more affordable
areas. Just as residents of Leavenworth are part
of our town even if they commute to Wenatchee
for work, those who live in Cashmere, Dryden or
Wenatchee can become part of those residential
communities there, if they would choose to work

here. I have friends who wanted to buy a home
in Leavenworth, but chose instead to buy in
Cashmere where they could get more for less,
and they are now happily part of that
community. During the time I lived in Monterey,
I had a friend who managed the greens at Pebble
Beach, but he could not at all afford to live there,
and commuted from Marina (formerly Fort Ord
land) And I had several friends and colleagues
who commuted to Monterey every day from
Salinas. Closer to home, many of our own City
staff commute into Leavenworth, and have for
years so the expectation that all who work here
must reside here may not be a reasonable
expectation.
So while I certainly support builders who want to
work with the community in building workforce
housing, and value the City’s encouragement of
developers to build towards affordability
(meaning building smaller homes that cost
$300k rather than $700k), I think creating a
pseudo low housing cost could backfire, and
might take a lot of time investment with minimal
outcomes. Just like the Traffic Corridor Study
results found with traffic issues, there is no silver
bullet to solve the issues that tourism and our
popularity has fostered. We need to
comprehend the geographic and economic
confines of our area, since doing so will help us
build sanity into our obtuse belief that more and
bigger is always better in a City. Could the reality
of our housing limitations actually help us see
the broader issues that we may have long
ignored that got us to these uncomfortable
places? There is wisdom in recognizing
reasonable infrastructure limits. And this may be
a time when we can work with other nearby
towns who have the desire and room to grow in
offering bedroom communities. Coupled with
LINK services,
this could be a great opportunity for many of our
workers to build equity in a home and also have
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the benefits of what the Leavenworth area has
to offer nearby.
Lastly, I can imagine that some might think,
“Yeah, easy for him to say since he has a house
and doesn’t have to deal with the cost of
housing.” Actually, I do. The impact of taxes have
been painful, and my assessed value has gone up
$100k this year, $150k last year and over $200k
the year before. But well before tax dues showed
up, I would not have even moved to
Leavenworth if I could not have afforded to live
here. I didn’t move here when I was in my 30s. I
had no illusions that someone else would cover
the real costs of my housing just because I
wanted to live and work here. Sure, as a college
kid, I dreamed of moving to Leavenworth, but
didn’t have the wherewithal to purchase a home
here. Over my lifetime, I rented for many years,
sometimes
in not-so-wonderful places,
sometime in nicer places. I eventually purchased
a home and built equity. And as time went on,
my Leavenworth dream grew as my profession
unfolded, and my wife and I saved and
invested—instead of taking long expensive
holidays and adventures—all because we had a
dream of purchasing a home here. We live within
our means, and to this day, we still don’t take big
expensive trips, or eat out often. It is about
choices. Ours was about our domicile. Some of
my friends are fine with low housing costs in lessthan-convenient areas, since it lets them have
money for travel, eating out and play. In our
outdoor community, many may be fine in small
accommodations so that they can live in or near
Leavenworth and play hard. Some friends would
like to live in Leavenworth, but they prefer bigger
houses at less cost, and thus chose to commute
into Leavenworth. Very few of us can have
everything we want from our wish list. To choose

one thing means that we may not be able to
choose another. I am not one who believes that
everyone is entitled to receive whatever they
wish, or that the responsibility should fall on the
government and taxpayers to make their wishes
come true. In our rather unique community
housing challenge, it is possible that an
affordable housing option may be in Dryden or
Monitor. I conjecture that most people who
work at Kris Kringle or Howard Johnsons cannot
afford a new home on Pine Street, but they
possibly can build a budget for one on North
Dryden Road or Sunset Hwy. Maybe part of the
workforce housing solution is developing a
partnership with other towns down valley who
can provide affordable housing in more
affordable locations. The work that the Planning
Commission has done in providing new lot
options may be able to help, but those options
still are embedded in our Leavenworth hot
market, high housing prices, and economic
conditions, and will still require that developers
make a profit for their time and financial
investments in what they build. Certainly, some
fiscally astute workers who budget carefully may
be well suited for some Leavenworth high-end
workforce housing, but many Leavenworth
workers might be much less stressed and more
successful in their housing future by tangible
options in nearby bedroom communities. In my
mind, that solution can give more bang for your
buck, since the Leavenworth address premium is
subtracted from the equation.
Thus, my housing story reflects what I wish for
others…that they dream and plan and effectively
budget and live within their means so as to make
their hopes—at whatever they can responsibly
afford—a reality.
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MORGAN FRASER
I have lived in Leavenworth for the past six years
and wanted to share my housing story with you.
I am originally from Manson and have lived all
over the world. When I was thinking about
moving back to North Central Washington from
Panama, I decided to try out Leavenworth. I had
dated someone who lived in Leavenworth, and
also wrote a regional wine-pairing cookbook for
the area. Once I got to know the people who
lived in Leavenworth and called it home, I
realized it was the kind of place I would likely
enjoy living in. I love the mountains, and
abundance of fresh water, and all the hiking
available in such close proximity.
Housing has been a major challenge. I am almost
40 years old and a small business owner. In
addition to continuing to do freelance writing for
local publications and for the Wenatchee
Chamber of Commerce, I also run Leavenworth
Spanish, which teaches Spanish to kids and
adults throughout the Upper Valley. Although
my business makes a profit, it is not enough to
make it easy for me to pay the inflated rental
costs in the area, to say nothing of the cost of
trying to buy something.
Since I have lived here, I have lived:
• In someone's basement
• In a converted garage
• In a house with a roommate
• In a house at Lake Wenatchee when the
roommate situation went south

• In a mobile home with mold issues
• And now in a small mother-in-law apartment
in Plain
I have a cat and prefer to live alone, both of
which seem like reasonable desires for a
professional my age. Unfortunately, this has
made housing a challenge. My current home is
one of few options I had available since I have a
cat, and the only one that I considered
affordable. The only other option I found that
allowed pets was almost three times the price
and above a garage. The entire place reeked of
oil and gas. Nearly all options available were
through word of mouth. Nothing in my price
range was being advertised on the open market.
If I had not moved to Plain when I did at the
beginning of February, I would have had a hard
time making rent when the pandemic hit. I am
the kind of ideal renter most owners would kill
for: I've never paid rent a day late in my life; I
have a credit score of 810; I'm an active
community member and my business provides
an in-demand service. It has been a challenge to
know I belong here and also to face such issues
in trying to secure affordable housing. The
housing market has made me consider leaving
the area more than once.
I hope my story helps with the process of
considering ways to provide more housing
solutions to working professionals in the area.
Thank you for your time.

ANDY MONRO
My name is Andy Monro, I currently live in
Leavenworth. I live on Birch street, northwest of
highway 2, in the residential part of town. I live
with my significant other and one housemate in

a two-bedroom house with a separate attached
apartment with 2 others living in the apartment.
I live full time in Leavenworth and work
seasonally. In the summer I work in Wenatchee
with the local county fire district. In the winter I
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ski patrol at Stevens Pass. This will be my fifth
season ski patrolling at Stevens Pass. I moved
here about 5 years ago when I got a job at
Stevens Pass.
The main issue I see with housing is lack of
affordable housing for low to medium income
earners; especially seasonal workers. It has been
a consistent challenge to find and keep a rental
in the Leavenworth area. Seattle area buyers and
visitors seem to inflate the cost of both house
sales and rental prices in town.
I believe that the new homes on Pinegrass street
in town that are currently on the market listed in
the mid to high 700-thousand-dollar range
caters to a wealthy out of town population
mainly from the westside of the mountains
where high dollar tech jobs are abundant. I also
feel like it detracts from our sense of community
when blatant and obvious economic disparity
exists as it does here.

I think we need more median level affordable
rentals in Leavenworth. We should disincentivize
second home owners or those who can pay top
dollar price from heavily influencing the housing
market. One thought is for any second
homeowner to be required to pay 2-3 times
more in taxes on their secondary home. Another
thought is a requirement to become involved in
community projects or in some way for second
homeowners to contribute to our community.
Or if a house sits empty for more than a month
at a time, it should be rented to housing seeking
town members.
We should continue to lobby against Airbnb
rentals. This decreases the amount of long-term
rental options (6 months or greater) available in
Leavenworth and the surrounding county
jurisdiction.
Thank you for hearing my story.

RACHEL BISHOP & JOHN PLACE
Hi, we moved to Leavenworth in August of 2017.
We came from the Olympic Peninsula looking for
different scenery, a smaller town, and closer
proximity to the outdoor recreation we love. I
got a part time job with Mountain Sprouts to
solidify the move. John was working for the
Northwest Outward Bound School in Mazama
(and still does). He eventually got a job our first
winter in town as a Ski Patroller at Stevens.
Looking for housing from the peninsula was
pretty much impossible, so I travelled to town to
drive the streets looking for ‘For Rent’ signs.
There was nothing. As a last ditched effort, I
went into Mike West Realty to see if any of the
homes for sale would become rentals. To my
surprise there was one! A two-bedroom house
for $2,000. Pretty pricey, but the ONLY thing. We
moved into the house with another couple new

to town and also looking for housing with no
luck. Fortunately, we are friends now! We lived
in this house for about a year before moving into
a room in another friend’s house on Ski Hill. We
really wanted a spot for just the two of us, but
having no luck. About half a year later some
friends were moving out of a 600 square foot
home, so we snagged that up! We have been
living here for over a year.
Our housing story highlights the challenges of
finding housing here in Leavenworth. The only
way we have found housing that is affordable is
through friends, friends of friends, and spreading
the word far and wide. Everything on Craigslist is
priced so high and not affordable for what the
jobs in Leavenworth pay their employees.
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We are a couple that represents a large part of
the growing community in Leavenworth. Young
30s, working for non-profits and seasonally,
making $30,000 a year, loving the place, and
participating in the community. We would love
to stay here and continue to call this place home.
We would love to feel wanted here and have
housing that is affordable for our income and
type of employment.

There is a big housing problem here in
Leavenworth. It is not just the outrageously
priced rentals, but also the ridiculous pricing of
homes to buy. This town will quickly see the
younger generation moving out if nothing is
done. Let’s prioritize those that live and work
here. No more homes for the privileged from
Seattle.

DAVID MORGAN
Hello my name is David Morgan. I live in an
affordable housing development here in
Leavenworth. I'd like to tell you a bit about it.
In the summer of 1995, I met Bill Wadlington
who was at that time a science teacher at IRMS
or CHS whose class came to the state park where
I worked in Idaho. We struck up a conversation
about my graduate school plans. He invited me
to stay with him here in Leavenworth if I decided
to visit UW at the end of my season. I'll never
forget visiting Leavenworth that October
because the scenery was striking, the 94 fires
were still evident on the edge of town, and other
reasons. I made a mental note to check this place
out someday.
In 2003 I had a job offer in Wenatchee. Almost
immediately I thought, hey that's close to
Leavenworth! We took the job and moved here
with a baby and a limited income. We found a
nice duplex to rent on Cascade St for the going
rate here, which was more than double what we
paid to rent a whole house back in Idaho. A few
months later we inquired with a real estate
agent about buying a home in Leavenworth. She
took a look at our budget and she immediately
encouraged us to consider East Wenatchee. I
love to tell the story of the nice house she
showed us there on the edge of an orchard
heading towards the airport. My wife asked

about pesticides and baby in the yard. The agent
said something like "we're from around here and
we don't worry about that." To which she
replied, "Well I'm from Denmark and we do!"
A short time later we were at Salmon Festival.
Someone from SHARE, the local housing
community land trust, had a scale model and a
sign that said "eco-friendly affordable home".
We considered ourselves as too rich for say a
Habitat for Humanity home but too poor for a
market home. SHARE encouraged us to apply for
their soon-to-be-built affordable housing
development called Aldea Village. It seemed too
good to be true that SHARE's niche was what
they called "intermediate income" and that we
qualified. A few months later we learned we
would soon own the last of 10 homes in Aldea
Village. We love our bright and right-sized 1300'
3-bedroom home on Titus Rd. We enjoy living
close to our neighbors, seeing the kids running in
the common areas, and hearing Spanish music
from time to time. Had it not been for SHARE,
none of this would have happened, and I highly
doubt we'd still be a part of this community,
which is shocking to consider.
Instead, I often think about how our family of
four settled in here easily, how we think of it as
our permanent home, and how we have built our
lives here. We were fortunate to have two great
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jobs with local non-profits that align with our
values. We've also had opportunities to make
volunteer contributions the community, which is
a great tradition in Leavenworth and part of why
we love it so.
Like many other residents we often get the staryeyed "how did you get so lucky to live in
Leavenworth?" comment from visitors, old
friends, etc. Honestly, a big part of the reason is
luck. With housing prices even more
unattainable now than when we arrived, and
with no new affordable housing projects added
since our Aldea Village in 2005, we are grateful

the city is taking a close look at what it can do to
address the affordable housing problem. We
hear more and more about business owners
having problems recruiting and retaining
qualified employees, and the same with the
schools. To be a thriving, cohesive community
we need business owners, workers, teachers,
administrators, etc to be neighbors. If families
cannot afford to live here, our schools will be
affected negatively because resources are
allocated based upon enrollment. This
community would become a very different place
to live without an on-going plan to ensure
affordable housing.

ANGIE GUNDERSON
I'm writing this in regards to the housing crisis in
our lovely town. I moved here with my parents
in 1981. When I graduated in 1987, I was able to
get my first apartment for $325 a month back
then. I got married at 21 and we moved into 2bedroom place for $425 a month. We eventually
bought 5 acres of property and put a
manufactured home on it and lived there for 16
yrs. I went through a divorce and was able to sell
that place for 275K and buy a house in town up
Ski Hill drive for 218K 5 years ago which would
be unheard of today, only 5 years later. I realize
that I'm very lucky/blessed that I was able to do
this. And to own my home free and clear. None
of my friends are able to come close to having
this opportunity.
The market now is so outrageous! So expensive!
People need to basically have 6 figure incomes
to buy a house here now or have come in to
some money. For example, the new houses on
the Pine Street development are all over 600K!!
You have to be wealthy to afford those. I'm a
restaurant manager and server and all the
employees have struggled or struggle to find
housing/apartments and they all have to live

with multiple people to even afford anything.
They are having to move further away and drive
longer to work. Many Leavenworth employees
have to live in Wenatchee or east Wenatchee in
order to find anything. My concern as a person
who has worked for years with all sorts of
workers from downtown and the blue-collar
world is that if they can't find places to live, we
will start to lose them or employers have
difficulty finding and keeping staff.
I would love to see some affordable apartments
go in somewhere here in Leavenworth or
Peshastin or Cashmere. From studio style up to
2/3-bedroom style with varying rents starting at
like $500 a month for a basic studio and on up
accordingly. To expect downtown workers in the
shops, hotels, restaurants, coffee places etc. to
be able to pay $1400 monthly rents is not
acceptable or affordable. That would be 2/3rds
of their income or more. You have to have
roommates and some people don't want to have
to have roommates. These apartments wouldn't
need to be fancy. They could be very plain,
simple and basic even industrial style so they
could stand the wear and tear. Maybe if it was
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an apt. complex there could be an office and an
apt. manager on duty providing a job for
someone. It would be nice to see some houses
built that are in the 175k to 250k where families
with a moderate income could afford to buy a
house. I understand that someone has to be
willing to build these projects and it costs money
and there's land that needs to be available.
I just hope something can change on this issue or
I fear that this town will only have wealthy

Seattleites and the rich elderly or those already
that have been here for decades that will be
here. No new people are going to be able to
afford to live here. A new teacher hired at the
school can't afford a house here. New families
wanting to move here can't find housing.
People's kids won't be able to return back here
and afford anything. Thanks for allowing our
input :).

MAYNARD MAN
Where to start…. My wife is considered local to
Leavenworth, grew up here and went through all
the local schools. Her and I met in Wenatchee
while she was employed at a local bank and I as
an accountant across the street. I was renting a
one-bedroom studio in Wenatchee around 2008
for $575. During our time of dating, she took
advantage of the federal First Time Home Buyer
program as a tool during the housing bust and
economic recovery. That program allowed for
an $8,000 federal tax credit for first time buyers.
This afforded her the ability to purchase a 2 bed,
2 ½ bath condo in Leavenworth during a period
of depressed prices.
As our relationship developed, I moved to
Leavenworth and we both carpooled on the daily
commute to Wenatchee. As we married and
started to have a family, we were unsure if we
could afford to purchase in Leavenworth.
Around 2014/2015, the median price for a home
was around $360k, in the residential core, newer
construction. We started to plan our first child
residing in the condo. I went for bike ride and
spotted a home up Ski Hill.
Modified
manufacture, 3,000 sqft on a one-acre lot for low
mid $300s. We saw the potential and were
thrilled to have land for the kids to sprawl.
Fortunately, our lender allowed us to retain the
condo on the purchase of this home, and we now

rent that long term at below market rent, two
stand up gentleman with deep local roots in the
community and their families.
The manufactured home offered also a mother
in law unit. This allowed us to rent long term to
a family friend and supplement her rent for the
care of our first child. That saved us tremendous
amount of money for the first three years,
before our renter moved on. Being an older
home, we’ve made numerous upgrades utilizing
the Chelan County PUD rebate program –
windows, insulation, ductless heating/cooling
units, etc. When the cherry trees became
infested, we utilized the county program that
allowed for free removal. It was like these
programs were made for us! A lot of this is just
being at the right place at the right time, with the
right financial resources. Earlier this summer, we
refinanced, and dropped mortgage insurance
and interest rate. Settings ourselves up in case
our jobs become destabilized.
Being employed in the hospitality management
industry, affordable housing is key in allowing
businesses to retain talent. It would be nice for
some type of tax credit program for those who
offer housing below market. We are in an odd
situation where we do not currently place rent at
a price point to make money. Now that will

16 | P a g e

change at some point, as costs do go up and the
need to make a rate of return, even if small.
Leavenworth is limited in size to do much
without County involvement. There needs to be

intercity discussions between Peshastin and
Dryden as well.
I hope this story sheds the light on just one path
to obtaining housing!

PAULA STROZYK
Owning a home has always been a dream of
mine. I moved around a great deal when I was a
kid, moving 11 times from elementary through
high school. In those years, my family rented
small homes, including mobile homes, for our
family of 5. My first husband and I saved my
beginning teacher salary for 10 years to get a
down payment big enough for us to purchase
our first home in Puyallup in 1992. Since then,
divorce and family changes led to the sale of that
home in Puyallup and a move to
Leavenworth. Three years ago, my current
husband and I (both in our 60's) were able to
purchase our home on Village View Drive. While
this home may be considered "unaffordable" by
many, we were able to afford this home because
of DECADES of saving and careful planning. We
returned to this community, where my husband
grew up, because we worked hard to get here.
We did not wait for this home to be handed to
us--we planned and saved and scrimped to get
back here.

I would like to add that the current move by the
City of Leavenworth to provide "affordable"
housing, while noble, is misguided. We watch
with horror as the acres below our home (and in
a single-family zoning area) are literally being
PACKED with wall-to-wall housing--many homes
of which are multi-family (Yes--an ADU is in fact
a dwelling for more than one family). As the City
moves forward with seeking ways to provide
housing, we are encouraging you all to make
decisions based on ALL community members'
needs and maintaining a community of openspaced neighborhoods. The Mayor's perspective
that living on one acre lots is a "thing of the past"
is a single-sided, slanted view. Maintaining a
community that includes residential low-density
city lots (6000sf), quarter to half acre lots and
even acre lots is of the present and of the future
because WE as a community make it so.

HEIDI BARD
We moved to Leavenworth in 2015 from Twisp,
WA. My husband was offered a teaching job at
Icicle River Middle School and we were excited
to move to Leavenworth where our aunt and
cousins lived. We used to live on 8 acres and had
a farm. We loved all the space and privacy, but
we were excited to live in a town where we our

kids could bike to school and we didn’t have to
drive as much.
We were hoping to buy half an acre on ski hill so
that we could have the in town feeling and still
have room to grow food and be close to the ski
hill trails. Unfortunately, we could not afford
anything on ski hill, but found a house on Park
and bought that in 2015. We appreciate so much
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about our house. It is 1,400 sq ft and built in
2013. It is super energy efficient, which we love.
We have wonderful neighbors, and our street is
quiet, and we love the times when all the kids
meet in the street and ride bikes and roller blade.
We have 3 boys, and they spend most of their
time outside. Even though we hoped for an acre,
we are grateful that our lot is a larger one,
approximately 9,000 sq feet. It gives our kids
enough room to play and for them to have a dog
and a few chickens. Especially with COVID, we
were so happy that our kids had space to play
and get their energy out! We also were able to
put in some raised beds and grow almost all of
our own produce in the summer and fall.
While we absolutely love living in town and that
our kids can bike everywhere, we feel like it is
getting developed really quickly. Most of
the

houses that we are seeing built have a house and
an ADU on a lot, which means that there is no
room for a yard or garden. I think that these
houses are great places for short- and long-term
rentals, but when people buy a home for their
families, they are moving out of town to have
more space to play. We are sad to see many of
our friends moving out of town to have more
space. We wish that the code would require less
lot coverage for buildings to ensure more play
spaces for families. We have also noticed many
meadows that our kids used to walk through
now have no trespassing signs. We would love if
the city intentionally purchased some lots of
dispersed open spaces in the neighborhoods for
residents.
Thanks for all the effort you are putting into this
code!
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3. Employer Survey Results
Introduction
Workforce housing is a primary concern of the City of Leavenworth. As part of Leavenworth’s Housing
Action Plan (HAP), the City requested employer input on how the availability of housing impacts local
businesses and organizations. The survey solicited input on:
▪

Local employer year-round and seasonal staffing needs;

▪

Early impacts to staffing needs due to the economic slowdown associated with COVID-19;

▪

Impacts of housing availability on staffing, turnover, and performance; and

▪

Employer views on housing needs and priorities.

Approach
BERK Consulting developed a survey that was deployed two ways:
1. The Chamber of Commerce sent the survey to its membership with an invitation from the City to
participate.
2. Larger employers and other businesses were targeted through phone and email requests to
participate in the survey.
The survey was conducted over the winter months (November – December, 2020). Twenty-one (21)
businesses and organizations responded to the survey, representing 692 current employees.
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Who responded to the survey?
Exhibit 1 and Exhibit 2 summarize information on survey respondents.
Exhibit 1. Industry Representation

What industry is your business in?
24%

Retail trade (grocery, sporting goods, etc.)

14%

Professional, scientific, technical services
Manufacturing

10%

Agriculture, mining, or timber

10%

Recreation, amusement, arts or entertainment

10%

Health care or social assistance

10%

Hotel or lodging

5%

Educational services

5%

Government (excluding education)

5%

Real estate or property management

5%

Bar or restaurant

5%
0%

5%

10%

15%

20%

25%

Note: 21 responses
Source: BERK Employer Survey, 2020.

Exhibit 2. Employees Represented in the Employer Survey Sample

How many employees do you employ?

40 18 58

Winter

94

Summer

Full Time

43

Part Time

137

Year
Round

396
0

100

200

Year Round Jobs

300

497

101
400

497
500

Seasonal Jobs

600

195

Part Time

20%

Part Time

31%

Full Time

80%

Full Time

69%
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Percent of Employees by Industry:
27%

Educational services

19%

Health care or social assistance

9%

Government (excluding education)

19%

Bar or restaurant

8%

Manufacturing
Professional, scientific, technical services

3%
8%

Retail trade (grocery, sporting goods, etc.)
Real Estate or property management

1%
2%

Agriculture, mining, or timber
Hotel or lodging

0%

Recreation, amusement, arts or entertainment

4%
0%

5%

10%

15%

20%

25%

30%

Note: 21 responses
Source: BERK Employer Survey, 2020.

▪

A total of 692 employees are represented in the survey sample.

▪

Employers have more difficulty filling seasonal jobs in the summer than in the winter.


Four (4) employers had jobs that went unfilled last summer (Summer 2019), for a total of 50
jobs. The majority of the unfilled jobs were among two employers (23 for one employer and 20
for another employer).



Three (3) employers had jobs that went unfilled last winter (2019) for a total of 13 jobs.
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IMPACTS OF COVID-19 ON STAFFING NEEDS
Exhibit 3 summarizes responses to questions about staffing plans before and in the early months of the
COVID-19 pandemic.
Exhibit 3. Employer Plans Prior to COVID-19

Prior to the economic slowdown associated with
COVID-19, did you have plans to:
42%

Increase the number of employees

Decrease the number of employees

0%

58%

Stay the same
0%

10%

20%

30%

40%

50%

60%

70%

Have your needs for employees changed?
26%

No, I still plan to increase the number of employees
No, I still plan to reduce the number of employees

0%
26%

No, I am maintaining same number of employees

0
11%

Yes, I now need to increase the number of employees

32%

Yes, I now need to reduce the number of employees

0

5%

Not yet sure
0%

5%

10%

15%

20%

25%

30%

35%

Note: 19 responses
Source: BERK Employer Survey, 2020.

▪

Prior to the economic slowdown associated with COVID-19, 42% of respondents had plans to
increase their number of employees. The remaining 58% had planned to keep the same number of
employees, though a couple were exploring expanding business services. No employer reported that
they were planning to reduce the number of employees prior to the economic slowdown.
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▪

About half (53%) of respondents say their needs for employees have not changed due to the
impacts of COVID-19. Slightly less than half (42%) have seen their needs change (6 need to reduce
staffing and 1 needs to increase) and about 5% are not yet sure. There were no patterns in industry
or firm size among those who now had to reduce employees.

▪

One employer felt that COVID-19 improved their ability to hire professional services employees:
“People aren't necessarily moving to Leavenworth for their careers…Mountain Towns
(tourist and recreationally based) are typically not moved to in order to secure careers,
they're often times moved to vacate careers or take a break from careers. This, at least in
the professional services sector, is the biggest challenge I see. The ease, however, of
recruiting has increased the past 8 months, having hired two new people for our office as
a reaction to demand. Whereas it once was not easy. Now that people can work from
anywhere, they're finding that Leavenworth is an exceptional place to live.”

IMPACTS OF HOUSING AVAILABILITY AND/OR COST ON STAFFING
▪

▪

Five employers (5, or 31% of those who answered the question) reported that in the last 18 months
people did not accept a job or left employment because they could not secure suitable housing in
Leavenworth. Combined these employers report a total of 27 jobs vacated or unfilled.


One employer noted that candidates also declined higher paying positions due to concerns
about not being able to afford to buy a home. Another stated that they cannot pay wages high
enough for their employees to afford housing in Leavenworth.



One employer’s employee moved to Wenatchee and left employment because they could not
afford the commute.



One employer commented that all its employees commute from Wenatchee and Cashmere
without any issues. Another reported that people do not mind commuting, but parking can be a
challenge.



Seasonal summer jobs were particularly difficult to fill.

“Lack of available housing” and “Transportation or long commutes between place of work and place
of residence” are the two most commonly cited challenges to recruiting and retaining employees.,
shown in Exhibit 4.


Two of the employers that listed “lower wages” as a challenge to recruiting or retaining
employees further explained that they do not offer low wages, the wages are just not high
enough to support “close in” housing.
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Exhibit 4. Primary Challenges to Recruiting or Retaining Employees

What are the primary challenges in recruiting and retaining
employees? (choose top three):
Transportation or long commutes between place of
work and place of residence

53%

Lack of available housing

53%
35%

Lack of needed skills
Low wages/ Need to pay higher wages

29%

Lack of year-round positions

29%
24%

No challenges in recruiting or retaining employees

12%

Lack of childcare
0%

10%

20%

30%

40%

50%

60%

Note: 17 responses
Source: BERK Employer Survey, 2020.

Exhibit 5. Difficulty in Finding Suitable Housing by Occupational Class

To your knowledge, how difficult is it for your employees to find
suitable housing in Leavenworth?
Not at all difficult
Don't know

1

Very difficult
2

3

Upper management

8% 8% 17%

Mid-management

7%7%7%

Office support staff

31%

Entry level professionals
Construction/repair/skilled trades
General labor or service
Seasonal employees
Retail or service clerks

29%

42%

23%

33%
21%
8%

7%

42%

8%

3.86

29%

3.73
3.89

31%

8% 8% 8% 15%
8% 17% 8%

36%

Weighted
Average

5

25%

8%
23%

21%

4

38%
25%

3.71
3.90

29%

3.78

14%

29%

3.62

8% 8% 17%

25%

3.18

7% 14% 14%
29%

Note: 17 responses
Source: BERK Employer Survey, 2020.
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▪

Employers report that “Entry Level Professionals” (58% listed as “4” or “5 Very Difficult”) and “Midmanagement” (50% listed as “4” or “5 Very difficult”) have the greatest difficulty finding suitable
housing in Leavenworth.

▪

The rating of “1 Not at all difficult” was similar across all occupational bands (between 7% and
8%).

▪

Few respondents report “Upper management” finding it “very difficult” to find suitable housing, but
that is off set by the 33% that rated it as “4”, falling between “Moderately difficult” and “Very
difficult.” Upper management was also given the highest frequency (25%) of “1 Not at all difficult”
and “2” falling between “Not at all difficult” and “Moderately difficult” ratings.

▪

Forty-one percent (41%) of respondents report that high housing costs impact employees satisfaction
with wages. One employer shared that its employees request higher wages to off-set the cost of
housing, but the employer is unable to pay above market wages. Another employer reports that
employees have left due to high cost of housing, as shown in Exhibit 6.

Exhibit 6. Housing Impacts on Worker Performance.

How, if at all, has the availability of suitable housing in the
region affected the work performance of your employees?
Select all that apply.
41%

Displeasure with wage rates due to high housing costs

35%

No impact
Parking constraints

29%

Tardiness from long commutes/inclement weather

29%
12%

Limited local knowledge in customer service positions
High absentee rate

6%

High turnover

6%
0%
12%

Other (please specify)
0%

10%

20%

30%

40%

50%

Note: 17 responses
Source: BERK Employer Survey, 2020.

▪

About 35% of employers report that the availability of suitable housing has “No impact” on the
work performance of their employees.

▪

Commuting and parking impact the employee performance of about 29% of employers.

▪

The “Other” category includes comments about employee’s wishes versus what the employer
considers feasible.
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“The convenience topic of walking to work from your home or a mild 5-minute commute is
one that is the holy grail of all employee wishes. In a Valley that has the geographical
area of Bellevue, WA, but the density capabilities that are fractions of that: the topic is
realized as not feasible.”
“Housing is relative to the area. Most people who work in Aspen for example do not live
in Aspen proper.”

EMPLOYER VIEWS ON HOUSING NEEDS
▪

More than half of employers felt that affordable or suitable employee housing is “one of the more
serious problems” or “is a moderate problem” in Leavenworth, as shown in Exhibit 7.

▪

No employer felt that affordable housing was “not a problem.”

Exhibit 7. Employer Views on Affordable or Suitable Employee Housing

Which of the following reflects your views on affordable or
suitable employee housing for local residents?
Affordable housing is the most critical problem in the
area

19%

Affordable housing is one of the more serious problems

31%

Affordable housing is a moderate problem

31%
19%

Affordable housing is one of our lesser problems
Affordable housing is not a problem

0%
0%

10%

20%

30%

40%

50%

Note: 16 responses
Source: BERK Employer Survey, 2020.

▪

Respondents were asked if they provide any housing assistance such as housing, a stipend or
monetary benefit for housing, or referrals for information about housing. Almost all (94%) of
employers provide no housing assistance. One employer provides housing as part of the employees’
compensation.

▪

More employers rate “rental housing for year-round workers with families” as a “high priority” than
other housing needs, as shown in Exhibit 8.

▪

In general, employers were more likely to rate housing for year-round employees as a higher priority
than housing for seasonal workers.

▪

For ownership housing, more employers rated mid-level housing as a moderate or high priority (82%
for mid-level employees versus 76% for entry-level employees).
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Exhibit 8. Housing Priorities

From your perspective as an employer, please rate the
level of priority that should be placed on the following
types of housing to meet workforce housing needs.
Low priority

Moderate priority

18%

41%

High priority

OWNERSHIP HOUSING
Ownership housing, mid-level, for year-round
employees
Ownership housing, entry-level, for year-round
employees

24%

41%

41%

35%

RENTAL HOUSING
Rental housing for seasonal workers with families

47%

Rental housing for seasonal workers living alone

47%

Rental housing for year-round workers with families 13%

Rental housing for year-round workers living alone

19%
0%

47%

7%

40%

31%

13%

56%

44%

38%

50%

100%

Note: 17 Responses
Source: BERK Employer Survey, 2020.

Respondents were asked “Do you have any other comments or suggestions regarding affordable or
suitable housing for employees in the region?” as a final, open-ended question. Eight (8) respondents
offered their thoughts.
▪

Four of the eight comments suggest a need for a regional approach to addressing housing needs in
Leavenworth. This includes consideration of areas with lower land costs than Leavenworth as well as
transportation options.
“Personally, I think this conversation needs to be expanded beyond
Leavenworth and there should be a strategy for the entire Upper Valley.”
“I recommend choosing areas to focus on affordable housing such as
Peshastin or Dryden that are not prime real estate locations.”
“Public transportation to outlying areas, like Plain, that are more
affordable, would also be very helpful.”
“I can understand the concern for affordable housing in Leavenworth.
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However I do think we need to consider some things. I don’t know how else
to put this other than sharing an example. I LOVE New York City. I choose
not to move there because I can’t afford housing there. I think the new
apartments give people a great opportunity to live where they work. As far
as ownership, housing prices have risen making it harder for people to
afford homes here. I, like everyone else, wouldn’t be able to afford some of
the homes around here. If I weren’t already a homeowner, I might look in
Wenatchee and choose to commute with no complaint. I think there’s a
solution, but I also think there needs to be an understanding that
Leavenworth is priced where it is because of the direction it has moved."
▪

Two comments focus on the role that short term rentals play in housing constraints in Leavenworth.
“Demand for nightly vacation rentals with lucrative financial gains for property owners
have reduced availability for monthly rentals in [the] community. We have set priority for
our local rental to remain month to month for primarily healthcare employees. Inventory of
affordable housing is nil.”
“There are many young people wanting to live in the area that cannot afford to because
there are no housing options in their price range. [The options that are available] would
require them to have multiple housemates. I believe that with limiting the amount of Short
Term Rentals in the county, increasing the tax rate for second home owners (whose homes
remain empty most of the year), and providing tax incentives for home owners who have
the option to rent out spaces on their property (either ADU or other) to long-term renters t
we could keep both seasonal and year round employees that are active participants in the
community, keep our money in the community instead of leaving it through absentee
owners, and make it more affordable for all involved.”

▪

One comment highlights a lack of rental housing options:
“I think this revolves around a simple topic of zoning changes and density/housing type
changes. For the seasonal demand, or year-round workforce demand and "rental", the
inventory is severely lacking. And perhaps changing with the release of 200+ apartments
here shortly. This lack of inventory appears not out of lack of want, but lack of available
area that allows for realistic affordability. Single Family Housing doesn't appear to be a
realistic affordability approach, but it is definitely a want for many people … feasibility
of this currently appears not to be feasible without large municipal or other jurisdictional
subsidy, but this appears to not be sustainable. The ability for larger scale volume in
density in the form of Apartments, denser housing models, etc are all ripe for addressing
this topic, but the land and zoning models are not in their favor in this valley. I think the
Planning Commission is discussing this topic in depth, but ultimately if you want to supply
the opportunity on a municipal level for housing, affordable, on top of market rate, etc to
take flight: Then the mechanisms for density have to be embraced in the form of land use
allowance for densities to be accommodated. Single Family Affordability in the State
sense appears to be one that will be difficult to accommodate.”
“There are very few rentals in the area.”
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