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Leavenworth Housing Needs 
Assessment 2020 

Summary 
The City of Leavenworth is developing a Housing Action Plan to address the need for housing for 

households across all income segments. This Housing Needs Assessment identifies existing and 

future housing needs to serve as a foundation for policy considerations. 

Leavenworth’s housing needs are largely driven by a growing economy with increasing 

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

rentals.  

▪ Housing constraints may be limiting population growth. Leavenworth’s residential 

population has been largely stable since 2000, with slightly fewer residents in 2019 than in 

2010. This contrasts with job growth, which has increased by 30% between 2000 and 2017. 

Typically, increases in employment drive residential growth and housing development. The 

disconnect in Leavenworth is likely due to new housing stock being absorbed into vacation 

and second home uses. The outcome of this dynamic is a greater proportion of Leavenworth’s 

workforce commutes into Leavenworth from communities outside the city.  

▪ Housing costs are rising much faster than incomes. With limited supply and increasing 

demand, home values have risen 73% over the last ten years (2010-2020). During the same 

period, local median incomes have increased only 17%. The result is that homes are 

increasingly out of reach for Leavenworth residents.  

▪ About 27% of households in Leavenworth are cost-burdened. Renters are more likely than 

owners to have housing costs that absorb more than 30% of their income. In addition, lower 

income households are more likely to be cost burdened than moderate income households.   

▪ A large share of housing units is used as vacation rentals. Leavenworth continues to be a 

popular destination for vacation rentals and second homes. Demand for vacation rentals and 

second homes, coupled with limited new supply, is driving housing costs out of reach of long-

term residents.   

▪ Leavenworth will likely meet its 20-year planning target in the near term. Permits for new 

construction have increased since 2017 and a new 200-unit development is scheduled for 

occupancy in 2021. The additional housing should relieve some of the constraints related to 

rental housing costs as well as the need for workforce housing. Additional consideration 

should be given to meeting the need for affordable homeownership. 
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Introduction 
Leavenworth is a picturesque community set in the Cascade Mountains. The community faces 

housing challenges that result in high demand for homes, limited housing supply, and high housing 

prices relative to local incomes. 

The City Council has been examining how to best meet housing needs for several years. A Housing 

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

The Council Housing Committee was established in 2018 and reviewed the City’s land use and 

development regulations with the Planning Commission. This work resulted in the Council’s adoption 

of land use regulation changes designed to encourage the creation of housing for households of 

all economic levels. Changes included permitting Accessory Dwelling Units, allowing zero lot line 

development, and updating Planned Development regulations.  

Purpose 

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

Leavenworth. To develop a full picture of Leavenworth’s housing needs, 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 Assessment provides data to support the development of housing goals, policies, and 

strategies in a Housing Acton Plan to be completed in Winter 2021. The Housing Needs 

Assessment is a required part of the housing action planning process funded in part by a grant 

through the Washington State Department of Commerce. 

Population and Job Growth 
Current and future need for housing is shaped by population and job growth. Communities with a 

faster growing population will need to consider ways to meet quickly growing housing need 

without displacing existing residents. Under normal circumstances, job growth is a leading 

indicator for housing need, with large increases in jobs leading to greater in-migration and 

demand for local housing.  
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Leavenworth’s residential population has been largely stable since 2000. 

Exhibit 1. Historical and Targeted Population Growth in Leavenworth, 2000-2040 

 

Sources: WA Office of Financial Management, 2019; City of Leavenworth Comprehensive Plan, 2017; BERK Consulting, 
2020. 

Exhibit 1 presents Leavenworth’s historical population and the City’s Comprehensive Plan (2017) 

planning targets. Between 2000 and 2010, Leavenworth’s population decreased. The population 

began to grow after the last recession, approximately 2008 through 2010. In 2019, Leavenworth 

had 34 fewer residents than in the year 2000. Between 2010 and 2019, Leavenworth added an 

estimated 75 people.  

Leavenworth’s population planning targets reflect the recent history of modest growth. Based on 

countywide projections, the population within the city’s current boundaries is projected to increase 

by .39% per year between 2019 and 2040. This would add 175 people in Leavenworth by 

2040. At today’s rate of persons per household, the additional 175 people would require an 

additional 80 housing units by 2040. 
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Exhibit 2. Chelan County Cities Population Change since 2010 

 

Sources: WA Office of Financial Management, 2019; City of Leavenworth Comprehensive Plan, 2017; BERK Consulting, 
2020. 

Exhibit 2 reviews the population change in Chelan County as well as cities and associated urban 

growth areas within the county. The chart displays the percent change since 2010. Straight lines 

indicate a constant growth rate and curved lines indicate increasing or slowing growth rates. 

Leavenworth and the Leavenworth unincorporated Urban Growth Area (UGA) have had 

consistent, limited growth since 2010. This is less growth than Chelan County as a whole and 

significantly less than the neighboring urban counties, King County (15.28%) and Skagit County 

(10.52%). The highest rates of change in Chelan County have been in the northeast parts of the 

county including the cities of Chelan and Entiat. The cities along US-2 (Leavenworth, Peshastin, and 

Cashmere) have had relatively lower growth rates compared to the cities along US-97 

(Wenatchee, Entiat, and Chelan). 

Job growth has been faster than population growth, suggesting an 
increasing number of people are commuting into Leavenworth for work. 

Between 2000 and 2017, Leavenworth added 513 jobs, roughly a 30% increase over the 7-

year period. Over the same time period Leavenworth only added 50 new residents. 



Appendix C  Leavenworth Housing Needs Assessment 2020  April 2021 6 
 

Exhibit 3. Leavenworth Job Growth, 2000 – 2017 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020 

Resident Profile 
Leavenworth’s economy is comprised of those who live within Leavenworth as well as those who 

work in Leavenworth but reside outside the city. This section provides a demographic overview of 

Leavenworth’s current residents.  

Leavenworth’s population tends to be older with fewer children 
than state patterns. 

Exhibit 4. Age and Sex Distribution, Leavenworth and Washington State, 2018. 

 

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

Leavenworth’s population tends to be older with fewer children than statewide patterns. Exhibit 4 

presents population histograms for Leavenworth and Washington State. Leavenworth’s population 

skews slightly older than the state as whole, with greater proportions of its population older than 

Leavenworth Washington State 
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60 (27%) compared to state-wide patterns (21%). Likewise, a smaller proportion (21%) of 

Leavenworth’s population are children (ages 0 – 19) compared to the state (25%). The proportion 

of Leavenworth residents that are children has decreased since 2010 (32% of the population) to 

2018 (21% of the population) and the population older than 60 increased (21% in 2010 and 

27% in 2018). The working age population (ages 20 – 49) also increased from 30% of the 

population in 2010 to 42% of the population in 2018. 

RACE, ETHNICITY, AND LANGUAGE 

The Leavenworth community is predominately white and has  
become less racially diverse since 2010. 

Exhibit 5. Race and Ethnicity, 2010 & 2018. 

 

Sources: American Community Survey DP05 5-Yr Estimates, 2010 & 2018; BERK Consulting, 2020. 

Compared to other Chelan County cities, Leavenworth has a greater proportion of residents that 

are white and a smaller proportion that is Hispanic.  

As noted above, Leavenworth’s total population has been relatively stable adding only an 

estimated 75 people between 2010 and 2018. In that time, the proportion of the population that 

is Hispanic (of any race) stayed relatively constant at 11%. There was a net increase in the 

proportion of people who are white (75% in 2010 to 82% in 2018) and a decrease in the non-

Hispanic people of color (14% in 2010 to 7% in 2018). Cashmere also became less diverse over 

the same period with the population being 70% white in 2010 and 76% white in 2018. 

Wenatchee, the largest city in Chelan County, increased in diversity with a growing Hispanic 

population (28% in 2010 to 32% in 2018) as did Chelan County (24% in 2010 to 28% in 2018).  
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Exhibit 6. Languages Spoken at Home in Leavenworth and Chelan County, 2010 & 2018. 

 

Sources: American Community Survey S1601 5-Yr Estimates, 2014-2018; BERK Consulting, 2020. 

Changes in languages spoken at home reflect the ethnic and racial changes discussed above. The 

proportion of Leavenworth’s population that is Hispanic has not changed between 2010 and 

2018 (see Exhibit 5), likewise, the proportion of Leavenworth’s population that speaks Spanish at 

home has remained relatively constant between 2010 (8%) and 2018 (8%) (see Exhibit 6). This 

contrasts with Chelan County (inclusive of Leavenworth) which has experienced an increase in the 

proportion of households that speak Spanish at home (20% in 2010 and 24% in 2018). Between 

2010 and 2018, people that speak other Indo-European languages grew by one percentage 

point in Leavenworth.  

HOUSEHOLDS 

A household is a group of people living within the same housing unit. People in a household may 

or may not be related. A person living alone in a housing unit or a group of unrelated people 

sharing a housing unit are both counted as one household. The composition of households reveals a 

lot about the community’s housing needs. Group quarters populations, such as those living in a 

college dormitory, military barracks, or nursing home, are not considered to be living in 

households. Households are commonly defined as one of three types: 

▪ Family Household. A family household is comprised of a family (two or more people related 

by birth, marriage, or adoption and residing together) and any unrelated people that may 

live in the same home. 

▪ Family Household with Children. A Family Household (as defined above) that includes a 

dependent child (under age 18).  

▪ Non-family Household. A household that consists of a person living alone or two or more 

people sharing a home with people to whom they are not related.  
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In 2018, fewer of Leavenworth’s households had children or adults 60 
years or older than in 2010. 

Exhibit 7. Proportion of Households with Children and Older Adults, 2010 & 2018. 

  

Sources: American Community Survey S2501 5-Yr Estimates, 2010 & 2018; BERK Consulting, 2020. 

Exhibit 7 presents the percentage of households with children in 2010 and 2018. Both 

Leavenworth and Chelan County lost households with children, both as a proportion of all 

households as well as in a number of households. This is consistent with earlier findings that 

Leavenworth had fewer children (ages 1 – 18) in 2010 than in 2018. The proportion of 

households with adults age 60 or older also decreased for Leavenworth, while it grew for Chelan 

County as a whole.  

Household Occupancy Tenure 

Homeownership is the most common way middle and low-income households build wealth over a 

lifetime. Understanding the patterns of homeownership across a community can illuminate unmet 

housing needs.  

Exhibit 8. Share of households living in owner-occupied housing, 2010 and 2018. 

 

Source: American Community Survey DO04 5-Yr Estimates, 2010 & 2018; BERK Consulting, 2020. 

Housing policies can impact those who rent homes in different ways than residents who own their 
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homes. Exhibit 8 presents the percentage of households that live in homes they own. Like patterns 

across the country, owner-occupied housing declined after the subprime mortgage crisis of 2008 – 

2010. While Leavenworth had a slightly higher rate of owner-occupied housing in 2010 than 

Cashmere and Wenatchee, it had a slightly lower rate by 2018 (63% owner-occupied in 2010 

compared to 55% owner-occupied in 2018). Higher rates of owner-occupancy in Chelan County 

as a whole, suggest higher owner-occupancy rates in areas outside of city limits. 

Households in Leavenworth tend to be small, with 76% of all households 
made up of one or two people.  

Exhibit 9. Household Size by Tenure in Leavenworth, 2018. 

 

Sources: American Community Survey B25009, 2014-2018; BERK Consulting, 2020. 

Households in Leavenworth tend to be small, with 76% of all households made up of one or two 

people. Exhibit 9 presents the number of households by household size that live in rented housing 

and owned housing. Both housing tenures exist across all household sizes, with Leavenworth’s 1-

person households and 5-person households being more likely to live in rented housing than 

owned housing. The most common household size within the city boundaries is a single person (452 

households representing 43% of all households).  

Household Income and Housing Needs 

For most people, household income determines a household’s housing budget and is the 

predominant factor of whether a household will have housing options within a community. In other 

words, even if there are enough housing units, the cost of those units relative to household income 

can mean some households do not have access to housing. 
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Household median income is lower than Chelan County as a whole and 
more urban counties to the west.  

Exhibit 10. Household Median Income, 2010 and 2018 (YOE$). 

 

Sources: American Community Survey S1901, 2014-2018; BERK Consulting, 2020. 

Exhibit 10 presents the household median income in Leavenworth, other Chelan County cities, 

Chelan County, and King County in 2010 and 2018. In 2018, Leavenworth and Wenatchee had 

comparable median household incomes, slightly trailing Cashmere, Entiat and Chelan County 

Household income grew in each city and county over the 9-year period. Median household income 

increased by 17% between 2010 and 2018 in both Leavenworth and Wenatchee, a slightly 

higher increase than Chelan County as a whole (15% increase). Both Cashmere and Entiat had 

larger increases in household income over the same period (33% and 27%, respectively). 

Relevant to Leavenworth given its status as a popular tourist destination and second-home market, 

urban centers to the west saw larger increases in median household income than nearby cities. 

King County’s median household income grew by 31% between 2010 and 2018 driven by larger 

proportional increases at the top of the income range ($150,000 or more). 

Income Groups 

The U.S. Department of Housing and Urban Development (HUD) provides standard approaches to 

assessing the affordability of housing relative to household incomes within a study area. Given 

that household incomes vary from market to market due to cost of living, labor supply, and other 

factors, income categories are based on ratios to Area Median Income (AMI). For purposes of 

determining housing affordability, this analysis uses HUD-published Area Median Family Income 

(HAMFI) limits adjusted by household size.  
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Exhibit 11. Income Categories relative to Area Median Income, Chelan County, 2019. 

 

Source: 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) 

Exhibit 11 presents the distribution of 

households relative to AMI for Chelan County. 

In 2019, the median income in Chelan County 

would be equivalent to a 4-person household 

earning $68,400. 

Extremely low-income households (30% or 
less of AMI).  

HUD categorizes households earning 30% or 

less of AMI as “extremely low-income.” 

Fourteen percent (14%) of all Leavenworth 

households have a household income that would be characterized as “extremely low-income.” The 

upper income limit for this group is $20,520 for a 4-person household ($16,440 for a 2-person 

household). This is an annual income less than full time employment at Washington State’s minimum 

wage ($13.50 per hour or roughly $28,000 per year) suggesting households in this group may 

rely on fixed or non-earned income or have limited employment.  

The monthly housing budget within this income category ranges between $359 to $513 per 

month.  

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)

Household Type Description

Elderly Family 2 persons, either or both age 

62 or over

Elderly Living Alone Age 62+, living alone

Large Family Families with 5 or more 

members

Small Family Families with 2-4 members 

(excluding elderly families)

Other Non-family, non-elderly 

households (includes those 

living alone)
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Housing options for extremely low-income households are very limited. Housing budgets of 

extremely low-income households are often too low to be served by the private market thus 

making non-market subsidies a necessity for stable housing. 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). 

Very low-income households (30% to 50% of AMI)  

HUD categorizes households with between 30% to 50% of AMI as “very low-income.” A single 

income from entry-level service occupations such as cashiers, food preparation, and dishwashers 

would categorize a household as “very low-income.”  

The housing budget of this income group ranges between $599 and $855 per month depending 

on the number of persons in the household. This represents 13% of all Leavenworth households 

and is comprised mostly of elderly family households (26%) or elderly living alone households 

(49%).  

Low-income households (50% t0 80% of AMI) 

HUD categorizes households with between 50% to 80% of AMI as “low-income.” A single 

household income from service occupations such as mail carriers and dental assistants would place 

a household in this income category.  

The housing budget would range between $958 and $1,368 per month, well below the current 

market average for rentals. This income bracket represents 19% of all Leavenworth households 

and includes many elderly living alone households (41%) and elderly family households (18%). It 

also includes higher rates of small family households (20%) than other low-income categories. 

Moderate income households (80% to 100% of AMI) 

Moderate income households earn between 80% and 100% of AMI and include households that 

provide many of the critical community services (schoolteachers, social workers, firefighters). Many 

housing programs directed at “workforce housing” target this income category.  

The housing budget at this income range is between $1,198 and $1,710 per month. This income is 

served by the low-end of market-rate housing, provided the household does not have a special 

housing need. About 9% of Leavenworth’s households fall into this category. Proportionately more 

of these households include larger families (14%) than the other income groups.  

Above 100% AMI 

Slightly less than half of Leavenworth’s households (46%) have incomes greater than the county 

median income. Under normal market conditions and foregoing any special housing need, 

households in this income category are typically served by the private market.  
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Households of all income levels are represented in both owner-occupied  
and renter-occupied housing.  

Exhibit 12. Percentage of Households by Income Level in Leavenworth, 2016. 

 

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

Exhibit 12 presents a special tabulation of household income and tenure for 2016, the most 

recently available data. Forty-three percent of Leavenworth’s households lived in rental housing 

and 57% lived in housing someone in the household owns. Each housing tenure includes a mix of 

households across the income spectrum. About 45% of households have incomes higher than AMI, 

comprised of 30% of households living in owner-occupied housing and 15% living in renter-

occupied housing. The households in lower-income categories are more likely to live in rented 

housing than owned housing, but not by a large difference. Across all households, 9% have 

extremely low incomes and live in rental housing and 5% have extremely low incomes and live in 

owned housing. Larger percentages of households in the upper income categories live in owned 

housing, particularly households with incomes above the median income.  

Housing Cost Burden 

When housing is in short supply prices rise as greater numbers of people compete for fewer 

housing options. As a result, households will pay a higher proportion of their household income on 

housing costs, limiting the resources available for other household needs. Assessing housing cost 

burden can illuminate the degree to which housing is affordable to those that live in the 

community. The standard for housing affordability is 30% of the household’s income. Households 

spending more than 30% of income on their housing are considered to be housing cost burdened. 

Households spending more than 50% of income on housing are considered to be severely cost 

burdened.  
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Households with lower incomes experience higher rates of housing cost 
burden. 

Exhibit 13. Cost Burden Status by Income Level, Leavenworth Households, 2016. 

 

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

Exhibit 13 presents the rate of cost burden across income categories. The special tabulation is 

based on a sample of residents that self-report both income and housing costs. For all 

Leavenworth’s households, approximately 27% are cost burdened with 13% being severely cost 

burdened. The likelihood of a household being cost burdened varies by household income, with 

lower income households being more likely to be cost burdened and to be severely cost 

burdened. The majority of households with extremely low-incomes (14% of households) pay more 

than half their income on housing costs. Renters are more likely to be cost burdened, though 18% 

of homeowner households are also cost burdened (see Exhibit 14).  

Exhibit 14. Household Tenure by Cost Burden in Leavenworth, 2016.  

 

Sources: HUD CHAS (based on ACS 2012-2016 5-year estimates); BERK Consulting, 2020. 
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In Leavenworth, housing cost burden is a concern for elderly households in 
part because there are proportionately many elderly households and 
they tend to have lower incomes. 

Additional demographic information on families experiencing cost burden is limited due to the 

small numbers of households and privacy concerns. Of concern are households comprised of a 

single person 62 years or older (elderly living alone) or households with a member 62 years or 

older (elderly living in a family). Elderly households tend to have lower household incomes and 

represent 46% of Leavenworth’s households.  

Exhibit 15. Percent of Elderly and Non-Elderly Households Experiencing Housing Cost Burden, 2016. 

 

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

Exhibit 15 presents the percent of Elderly and other households that are cost burdened within 

each of the income categories. More than half of elderly households in the Extremely Low-Income 

category (56%) and Very Low-Income category (54%) are cost burdened. This rate is lower than 

for non-elderly households in the same income categories that experience housing cost burden at 

rates of 77% and 79%, respectively. The difference is likely due to the availability of income-

qualified housing for elderly households. 
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EMPLOYMENT 

Though Leavenworth’s population trends older than other Chelan County 
cities, a greater proportion of its residents are active in the labor force. 

Exhibit 16. Labor Force Participation Rates for Population 16 and over, 2018. 

 

Sources: American Community Survey DP03 5-Yr Estimates, 2010 & 2018; BERK Consulting, 2020. 

In 2018, approximately 70% of Leavenworth’s population 16 years and older were in the labor 

force. This is a higher rate of labor force participation than both Chelan County as a whole (61%) 

and Washington State (64%).  

Occupations 

The occupational composition of the community describes the type of work performed by 

residents.  

Leavenworth residents tend to work in high-skilled occupations and 
commute outside of Leavenworth for work. 

Exhibit 17. Occupations, 2018. 

 

Sources: American Community Survey DP03 5-Yr Estimates, 2010 & 2018; BERK Consulting, 2020. 
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Exhibit 17 summarizes the occupations of Leavenworth’s residents and compares those to Chelan 

County and Washington State (all estimates are for 2018). Leavenworth residents are most likely 

to work in management occupations (41%), a rate similar to Washington State but higher than 

Chelan County (32%). Leavenworth’s second highest occupational category is Service occupations 

(28%), higher than both Chelan County and Washington State. The concentration of service 

occupations is common in tourism-based economies. Chelan County has proportionally higher 

occupational concentrations in Natural resources, construction and maintenance as well as 

Production, transportation, and material moving. 

Resident Places of Work 

In 2017, an estimated 892 people living in Leavenworth were employed in primary jobs covered 

by unemployment insurance. About 30% of these workers had jobs in Leavenworth, the rest 

commuted to areas outside of Leavenworth.  

Exhibit 18. Work Location of Leavenworth Residents, 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Exhibit 18 maps the workplace locations of Leavenworth residents. The largest place of 

employment among Leavenworth residents is within Leavenworth (30.2%). This proportion of 

Leavenworth workers that work in Leavenworth has been consistent since 2010. The other 70% of 

workers are distributed across the county and neighboring counties. About 14% of Leavenworth 

workers work in the Wenatchee area (10 – 24 miles SE of Leavenworth). About 7% work in the 

Peshastin area (up to 10 miles SE of Leavenworth). About 17% of employees have employers 

located more than 150 miles to the West of Leavenworth including locations in Seattle, Bellevue, 

Everett, and Tacoma.  



Appendix C  Leavenworth Housing Needs Assessment 2020  April 2021 19 
 

Exhibit 19. Travel Distance of Leavenworth Workers, 2010 – 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

In 2017, 30% of residents worked at locations greater than 50 miles from Leavenworth. While 

the overall number of jobs contracted between 2010 and 2011, the commute burden of 

Leavenworth residents has stayed relatively constant since 2010 (as demonstrated in Exhibit 19). 

Those enduring the greatest distances between home and work (greater than 50 miles) tend to 

have higher monthly wages (46% earning more than $3,333 per month), yet some lower earning 

residents are traveling great distances for work.  

Exhibit 20. Leavenworth Residents Distance Traveled to Work by Monthly Earnings, 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Unemployment 

Unemployment is the subset of labor force participants who are not working, are actively looking 

for work during the prior four weeks, or are available to accept a job. These include people who 

have been laid off or are waiting to be called back to a job.  
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Exhibit 21. Wenatchee MSA and Washington State Unemployment, 2010-2020. 

 

Sources: Employment Security Department, 2019; BERK Consulting, 2020.  

The unemployment rates for both the Wenatchee MSA and Washington State declined during the 

last economic expansion. Leavenworth’s lowest unemployment rate was reported in March 2020 

at 4.5%, slightly higher than Washington State’s lowest rate of unemployment (3.8% in February 

2020). Unemployment changed dramatically in April 2020 following the state’s Stay Home, Stay 

Healthy order in response to COVID-19. In April 2020, the Wenatchee MSA reported an 

unemployment rate of 14.6% compared to the statewide rate of 16.3%. The long-term impacts 

of COVID-19 on the economy and housing are expected to be significant and uneven. The 

implications for Leavenworth’s housing needs have yet to be established. 

Special Housing Needs 

Special housing needs include factors outside of income that may affect the ability of a household 

to secure a stable home. Exhibit 22 provides an overview of estimated number of people living 

with a specific disability of Leavenworth’s noninstitutionalized population.  

Exhibit 22. Characteristics of Individuals Living with a Disability, 2018. 

 

Sources: American Community Survey S1810 5-Yr Estimates 2018; BERK Consulting, 2020. 
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Approximately 16% of the population reports that they live with one or more of these disabilities. 

Residents 75 years or older are most likely to be living with the disabilities that are listed. 

Workforce Profile 
The Leavenworth workforce is comprised of both Leavenworth residents who work in Leavenworth 

and workers who commute in from their homes outside of Leavenworth.  

Projected Job Growth 

The Washington State Employment Security Department projects jobs for “Workforce 

Development Areas” across Washington state. Leavenworth falls within the North Central 

Washington Workforce Development Area (WDA 8), which includes Adams, Chelan, Douglas, 

Grant, and Okanogan counties. Employment projections were made prior to the COVID-19 

pandemic and do not reflect the changes to jobs in Spring of 2020. 

Exhibit 23. Long-term Job Projections, Workforce Development Area 8, 2017 – 2022 

 

Sources: Employment Security Department, 2020 (alternative state method); BERK Consulting, 2020. 

Prior to the downturn, ESD had projected a faster job growth rate between 2017 and 2022 

(1.55% average annual growth) compared to 2022 and 2025 (.98% average annual growth 

rate). Between 2010 and 2017, Leavenworth exceeded both these rates with an annual job 

growth of 3.8% (See Exhibit 3). 

Jobs in Leavenworth represent its tourism-based economy with high 
representations in Accommodation and Food Services and Retail Trade. 

New jobs were created primarily in the Accommodation and Food Service category, which added 

roughly 342 jobs, equal to about two-thirds of all job growth between 2010 and 2017. Both 

Retail Trade and Educational Services increased job totals by roughly 18%. Other industries that 

increased jobs include Health Care and Social Assistance, Manufacturing, Construction, and 

Administration & Support, Waste Management and Remediation.  

The industries that lost jobs tended to be industries with fewer employees.  
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Exhibit 24. Leavenworth Job Changes by Industry, 2010 and 2017 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Workforce Profile 

In contrast to Leavenworth’s population, the workforce is relatively young. Exhibit 25 presents the 

educational attainment of the workforce. Educational attainment for young adults (aged 29 or 

younger) is dynamic and therefore is not tracked in this dataset. In 2017, 32% of Leavenworth’s 

workforce was less than 30 years old. Educational attainment has been rising in Washington state 

since the 1970s with the percent of the population with higher degrees (bachelor’s degrees or 

graduate or professional degrees) reaching 35% in 2017 (ages 25+). The workforce in 

Leavenworth has lower rates of advanced degrees with little change between 2010 and 2017. 

Approximately 16% of Leavenworth’s workforce hold a bachelor’s degree or other advanced 

degree.  
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Exhibit 25. Educational Attainment of Workforce, 2010 – 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Leavenworth’s workforce is majority female (61% in 2017), a pattern that has been consistent 

since 2010. The percent of the workforce that is Hispanic has increased from 11% in 2010 (an 

estimated 181 workers) to 16% (an estimated 346 workers) in 2017. This is in contrast to the 

residential population that has seen no increase in the proportion of the population that is 

Hispanic (see Exhibit 5). 

Exhibit 26. Gender and Ethnicity of Leavenworth’s workforce, 2010 – 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Home Locations of Workforce 

Leavenworth’s businesses rely on workers from outside the city. 

Leavenworth has a great degree of labor force “inefficiency” meaning that it imports a large 

portion of its workforce and exports a large portion of residents for employment outside the city. 

A higher degree of labor force efficiency would see a greater portion of residents working in the 

city. In 2017 Leavenworth had 2, 212 jobs. A majority of these, 88% or 1,943 jobs, were filled 

by people living outside the city. This is higher than the 2010 rate when 84% of the workforce 

lived outside the city. 
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Work locations of Leavenworth residents are addressed in Exhibit 18. Exhibit 27 shows where 

Leavenworth’s workers live. 

Exhibit 27. Home Locations of Leavenworth Workers, 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Businesses in Leavenworth draw employees from within Leavenworth (12% of workers live in 

town). About 27% of employees (approximately 590 people) commute from the Wenatchee 

area (between 10 and 24 miles to the southeast of Leavenworth). An additional 9% travel less 

than 10 miles from the southeast, likely just outside city limits and the Peshastin area. About 19% 

of workers commute in from the north from Chumstick, Plain and along Highway 2 between Berne 

(Nason Creek) and Coles Corner.  



Appendix C  Leavenworth Housing Needs Assessment 2020  April 2021 25 
 

Exhibit 28. Distance of Leavenworth Workers Job Commute, 2010-2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Many of Leavenworth’s workers (976 or 44%) live within 10 miles of their place of work, 

suggesting many people employed in Leavenworth live either inside or just outside the city 

boundaries. In contrast to the 30% of residents whose workplace is greater than 50 miles from 

where they live (see Exhibit 19), only 15% (332) of workers travel more than 50 miles to work in 

Leavenworth. About 38% of Leavenworth’s workforce travel 10 to 24 miles for work, mostly 

coming from the southeast including areas around Cashmere and Wenatchee. 

Exhibit 29. Leavenworth Workers by Distance Traveled and Monthly Earnings, 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 

Exhibit 29 segments the workforce by income category and distance traveled to work. The 

proportions of incomes are similar among the distance categories. 
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Comparison of Imported, Exported, and Local Workers 

Local workers include those who both live and work in the city. The portion of the workforce living 

outside the city (imported workers) fills the majority of jobs and is critical to the local economy. 

These workers may choose to live elsewhere or may be prevented from living in Leavenworth, 

close to their workplace, due to limited housing options in Leavenworth. In addition, some of 

Leavenworth’s residential population work outside of Leavenworth (exported workers). Given the 

higher housing costs in Leavenworth, these workers presumably have a choice of where to live and 

prefer to live in Leavenworth.  

Leavenworth tends to import younger workers with lower earnings and 
export older workers with higher earnings.  

Exhibit 30 compares demographic variables between Leavenworth’s imported workers, local 

workers, and exported workers. The workers coming to Leavenworth are slightly younger than 

local and exported workers and are more often in the low earnings ($1,250 per month or less) or 

moderate earnings ($1,251 to $3,333 per month) brackets. This is in contrast to the residents who 

live in Leavenworth but commute elsewhere for work who are most likely to earn more than 

$3,333 per month. Higher income workers are more likely to have flexible schedules and working 

arrangements that allow remote work. 

Exhibit 30. Comparison of Imported, Exported, and Local Workers, 2017. 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; BERK Consulting, 2020. 
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Workers who live in Leavenworth, as well as workers who live elsewhere but work in 

Leavenworth, are most often employed in the services industry. This reflects the overall 

composition of the job pool in Leavenworth and its tourism-based economy.  

Leavenworth residents who work outside of Leavenworth are more likely employed in Goods 

Producing jobs, an industrial category common to agriculture, forestry, construction and 

manufacturing. These residents tend to be employed by firms southeast of Leavenworth, along 

Highway 2 in the areas associated with Peshastin, Cashmere, and Wenatchee. About one quarter 

of the residents who live in Leavenworth but work elsewhere have jobs in the highest earning 

category (more than $3,333 per month) and work for firms located to the west of Leavenworth 

including urban centers in King and Snohomish counties. 

Housing Inventory 

Leavenworth has three housing units for every two households, yet low 
rates of availability. 

In 2019, Leavenworth had an estimated 1,288 housing units, which results in a rate of 1.58 

housing units per household. The high ratio of housing units to resident households is due to higher 

numbers of homes that are unoccupied, mostly associated with seasonal, recreational, or 

occasional use (second homes). Exhibit 31 presents the rate of unoccupied housing units. A housing 

unit is considered unoccupied if no one is living in it at the time of the interview or one that is 

occupied by persons who have a usual residence elsewhere. This data source provides estimates 

for all housing units whereas other sources on housing vacancies reflect only those advertised as 

available for rent. An estimated 30% of Leavenworth’s housing units were listed in as unoccupied, 

higher than both Cashmere (14%) and Wenatchee (8%). Only the City of Chelan, another 

community highly impacted by vacation rentals and second homes, had a higher unoccupied rate 

(39%). About 9% of Leavenworth’s housing units were listed as unoccupied and available for rent. 

Given historically low rates of homes available for long-term rentals, these units may represent a 

combination of units available for rent as either long-term or short-term rentals.  
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Exhibit 31. Unoccupied Housing, 2018. 

 

Sources: American Community Survey B25004 5-Yr Estimates, 2018; BERK Consulting, 2020. 

The City has established planning targets to ensure enough development to accommodate its 

share of county-wide population growth. Housing unit projections are based on countywide 

moderate-growth population forecasts combined with Leavenworth’s historical share of the 

county’s growth. Based on these factors, Leavenworth is projected to need 1,398 housing units by 

2040 (see Exhibit 32), an additional 110 units to accommodate the projected population growth 

of 175 persons. 

Exhibit 32. Historical Housing Units in Leavenworth and Planning Target, 2000-2040. 

  
Sources: Washington State Office of Financial Management, 2019; BERK Consulting, 2019. 
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Housing growth in Leavenworth was 

stronger between 2000 and 2009, 

prior to the last recession (1.15% 

annual growth between 2000 and 

2010). New housing development has 

been slower in Leavenworth since 

2010, with an annual growth rate of 

about .41%. This is lower than the rate 

for Chelan County (.97% annual 

growth), as well as Wenatchee, Chelan, 

and Entiat. Only Cashmere had a lower 

housing development rate (.12% 

annual growth) over the same period.  

 

Housing production is expected to meet the 20-year planning target in 
the near term. 

While housing development has been relatively modest over the last 10 years, building permits 

increased in 2018 and 2019.  

Exhibit 34. Building Permits, 2015 - 2019 

 

Source: City of Leavenworth, 2020. 

Exhibit 34 presents the number of residential units permitted between 2015 and 2019. The 

number of new residential use permits has grown since 2016, and though the data is incomplete 

for 2020, the City is permitting more single-family residences with either interior or external 

Accessory Dwelling Units (ADUs) (each building permit counts for two permitted dwelling units). In 

addition, homeowners continue to add ADUs to existing single-family residences (4 in 2019).  

Commercial use permit data for multifamily housing is available for 2018 and 2019. In 2018, 

eight condominiums were permitted (completed in July 2019). The apartment community, 

Leavenworth Haus, was permitted in 2019 and includes 200 units comprised of combination 

Exhibit 33. Annual Housing Growth Rate, 2010 – 2019. 

 

Sources: Washington State Office of Financial Management, 2019; 

BERK Consulting, 2019. 
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efficiency units, studio (units share a kitchen on each floor of the building), 1-bedroom and 2-

bedroom apartments. Occupancy in Leavenworth Haus is expected to begin in 2021. 

The majority of housing in Leavenworth is single-family residential (62% of all housing units, as 

shown in Exhibit 35). This is similar to other cities in Chelan County, with higher proportions of 

single-family residences in the unincorporated areas. The rest of the housing stock is split between 

small scale multifamily (up to 4 units, about 19%) and larger-scale multifamily (5+ units, also 

19%).  

Exhibit 35. Housing Inventory by Type in Leavenworth, 2018. 

 

Sources: American Community Survey DP04, 2014-2018; BERK Consulting, 2020.  

Exhibit 36. Housing Unit Sizes Compared to Household Sizes in Leavenworth, 2018. 

 

Sources: American Community Survey DP04 & B25009, 2014-2018; BERK Consulting, 2020. 

Exhibit 36 overlays the number of people per household and the number of bedrooms within the 

existing housing stock. A one-bedroom unit can be suitable for a 1- or 2-person household, so the 

overlay is approximate. While almost half of Leavenworth households (43%) are 1-person 
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households there are comparatively small numbers of studios and one-bedroom units. The most 

common unit sizes are two and three bedrooms with fewer units having four or more bedrooms. 

The limited options for larger homes may prevent larger households from living within city 

boundaries. 

Housing prices in Leavenworth are high and quickly growing.  

Exhibit 37. Average housing price, 2010 - 2020 

 

Sources: Zillow, 2020; BERK, 2020. 

Housing prices in Leavenworth are high relative to the rest of Chelan County and Washington 

State. The current average selling price in Leavenworth is $483,659. On average, housing prices 

in Leavenworth are 15% higher than the state’s average ($420,780) and 38% higher than 

Chelan County ($350,723). Leavenworth household incomes are on average lower than Chelan 

County overall (see Exhibit 10) demonstrating that Leavenworth commands higher prices relative 

to the incomes of households who reside there. The higher prices are likely due to limited supply 

relative to demand from households outside of Leavenworth with higher incomes. 
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Exhibit 38. Average Home Price in Leavenworth and Chelan County, 2010 – 2020 (October). 

 

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

Exhibit 38 presents changes in housing prices and household income since 2010. During the initial 

recovery after the last recession housing prices fell slightly between 2010 and 2012, then started 

to climb around 2012. Similar to patterns across the nation, rental costs did not contract as much 

as home prices during the recession, as home prices were more inflated by the availability of low-

cost mortgage debt and lenient lending practices. Rental prices remained flat longer than home 

prices only starting to rise since 2016. Household income started to recover to 2010 levels in 

2012, but median household income in Chelan County has only grown 18% since 2010. The 

disconnect between the rapid rise in housing costs relative to household income suggests that 

housing cost is outstripping the purchasing power of local households.  

To better understand the accessibility of homeownership in Leavenworth, Exhibit 39 presents the 

housing costs for single family, condo/co-op and bottom tier (5th – 35th percentile) homes in 

Leavenworth. The current average annual price for a single-family residence is $565,233. Given 

standard assumptions for financing, $120,266 in annual income would be necessary to afford the 

average home price. This is 173% of the median family income for Chelan County. Condo and 

co-ops, likely comprising many of the “Bottom Tier” entry-level homeownership options, offer a 

more affordable option with an average selling price of $359,977. This would require an annual 

income of $76,593 or 112% of AMI.  
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Exhibit 39. Leavenworth Ownership Costs, 2020 

 Median Single Family Median Condo/Co-op “Bottom Tier” 

Sales Price (2020$) $565,233 $359,977 $356,891 

Annual income 
needed 

$120,266 $76,593 $75,937 

% AMI 173% 112% 111% 

Notes: Assumes a 30-year fixed rate mortgage with 20% down payment, 4% interest rate, 1.3% property tax rate and 
$5 per thousand for insurance.  

Sources: Zillow, 2020; BERK, 2020.  

Exhibit 40 presents data on the available rentals in multifamily housing developments (more than 

5 units). The Vacancy Rate is the share of the inventory for long-term rentals that are available. A 

rental market is considered healthy with a 5% vacancy rate to allow for transitions and upgrades 

and maintenance of existing units. At a 5% vacancy rate, an owner can expect prices to rise at a 

reliable rate. 

Exhibit 40. Multifamily vacancy rates Spring 2010 to Spring 2020, Chelan County Area. 

 

Sources: Washington Center for Real Estate Research, State Apartment Market Report, Fall 2010-2019; 2014-2018 

ACS DP04 5-Year Estimates; BERK, 2019. 

Multifamily housing represents a subset of rental housing which is often less expensive than single-

family rental housing. Multifamily housing is typically found in denser residential neighborhoods 

within city boundaries. Over the 10-year period, vacancy rates never exceeded 4% and 

typically were in the 2% or lower range. The limited supply is likely contributing to price increases 

as well as limiting the number of households that can find suitable rental housing within city limits. 

A search for single family homes currently available as long-term rentals yielded only two 

available homes in Leavenworth (August 2020). Community feedback suggests that finding rental 

housing requires a personal connection or access to information via social networks to secure 

housing (see Appendix B). Examples from the Share Your Housing Story submissions include: 
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“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.” 

“Nearly all options available were through word of mouth. Nothing in my price range was 

being advertised on the open market.” 

“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.” 

While it is common to use informal information networks to access scarce resources, when the 

scarce resource is housing it can create uneven impacts along racial, cultural, or class lines.  

Exhibit 41 presents the rental costs for Leavenworth and other Chelan County cities. In 2019, 

Leavenworth had the highest average rental cost at $1,631 per month. On average, rental prices 

in Leavenworth are between 6 – 8% higher than in other communities in Chelan County. This is less 

of a markup than in ownership costs where home prices in Leavenworth are 38% higher than the 

average in Chelan County (inclusive of Leavenworth). The discrepancy supports the finding that 

people will pay higher premiums to own homes in Leavenworth than to rent homes long-term in 

Leavenworth. In addition, given the import of lower-wage workers into Leavenworth, people who 

rent their home are likely unable to afford to rent in Leavenworth and are accepting longer 

commute burdens. 

Exhibit 41. Monthly rental housing costs, 2010 and 2019. 

Income needed to 
afford rent 

$61,655 $60,860 $60,583 $65,227 

Ratio to AMI 90% 89% 89% 95% 

Sources: Zillow, 2020; BERK, 2020 

Existing Subsidized Housing 

Leavenworth has 111 housing units to meet the housing needs of lower-income households or 

households with special needs.  
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Exhibit 42. Subsidized Rental Housing Units. 

Project/ 

Program Name Agency/ Owner Address 

Housing Type/ 

Population Served 

Total Assisted 

HHs/Units 

Subsidy/  

Funding Type Expiration 

Cornerstone 

Community  

Cornerstone Community/ 

Upper Valley MEND 

12120 Emig Dr Adults with 

developmental 

disabilities 

6 HUD grant;  

Private donations 

 

Berg Rose 

Apartments 

Hopesource II Rural 

Preservation Associates 

LLP/Shelter Resources Inc 

263 Mine Low Income Seniors 30 Rural Dev 15;  

Public Housing 

Perpetuity 

Garten Haus 

Apartments 

Housing Authority of 

Chelan County & City of 

Wenatchee (CCWHA)* 

1300 

Commercial 

HHs earning <50% 

AMI, paying 30% of 

income 

32 HUD PBRA Perpetuity 

Mountain Meadows 

Senior Living 

Campus 

Mountain Meadows 320 Park Low Income Seniors 20 State Medicaid 

Program 

Renewable yearly 

Total      

 

88     

*The CCWHA is currently pursuing the purchase of Bavarian Village which includes 24 units for low income seniors. 
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Exhibit 43. Affordable Ownership Units. 

Project/ 

Program Name Agency/ Owner Address 

Housing Type/ 

Population Served 

Total Assisted 

HHs/Units 

Subsidy/  

Funding Type Expiration 

Alpine Heights 

(Completed 2002) 

Upper Valley MEND 321 Park 
 

Those HHs living in 

Cascade School 

District for at least a 

year that make 

<80% AMI 

10  

(3- and 4-

bedroom homes) 

HTF; Private 

Donations; Private 

Grants 

Affordable ownership; 

Covenant to remain 

affordable 

Aldea Village 

(Completed 2006) 

Upper Valley MEND 10425 Titus Rd Those HHs living in 

Cascade School 

District for at least a 

year that make 

<80% AMI 

10 

(1 2-bedroom 

home, 9 3- and 4- 

bedroom homes) 

HTF; HUD SHOP; 

Chelan County; 

Private Donations; 

Private Grants 

Affordable ownership; 

Covenant to remain 

affordable 

Habitat for Humanity / 

U.V. MEND 

Upper Wenatchee 

Valley Habitat for 

Humanity 

412 – 416 

Birch 

HHs earning between 

30 and 60% AMI 

3 HUD SHOP; Public 

Housing 

Affordable ownership; 

Covenant to remain 

affordable 

Total        23     
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Short-Term Rentals 

The combination of limited residential growth and limited income growth suggests other demand 

factors are driving housing price increases in Leavenworth. Leavenworth is a popular second home 

and vacation destination that attracts visitors from other counties that have seen rapid population 

growth as well as increasing household income.  

Exhibit 44. Short-term Rentals Advertised on Airbnb and HomeAway by Type, 2020. 

 

Source: AirDNA, 2019, BERK 2020 

Exhibit 44 summarizes the short-term rentals advertised on Airbnb and HomeAway in April 2020. 

Most short-term rentals advertised in Chelan County are outside the urban growth areas (2,098 in 

April 2020). Many of the short-term rentals located in unincorporated areas around Leavenworth 

are advertised as being in Leavenworth. Data privacy prevents an exact accounting of the 

number of units advertised within the city boundaries. Using GIS and street descriptions we 

estimate 500 short-term rentals are being advertised within the city’s UGA (there may be slight 

variances for short-term rentals located along the boundary with unincorporated Chelan County). 

All together Chelan County has an estimated 2,151 short-term rentals available with 2,002 being 

advertised as “entire home/apt.” 

The City of Leavenworth has prohibited overnight rentals in residential zoned areas since 1987, 

yet short-term stays in private residences have been increasing in popularity. In 2017, 

Leavenworth took steps to enforce the regulations and prevent short-term rentals within the 

residential areas of the city except for bed and breakfasts and situations in which the homeowner 

is present at the residence. Exhibit 45 presents the number of active listings per month in 

Leavenworth on Airbnb for short-term rentals within the city limits listed as “entire 

home/apartment.” The data include the most popular listing platforms but is not comprehensive. In 

June 2017, the data proprietor added HomeAway listings (inclusive of VRBO) thus capturing 

more of the short-term rental listings.  
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Exhibit 45. Number of Short-term Rentals in Leavenworth Advertised on Airbnb and HomeAway, 

2014 - 2020. 

 

Source: AirDNA, 2019, BERK 2020 

Exhibit 46. Approximate Location of Short-term Rentals listed as “Entire Home/apartment” in the 

Leavenworth Area, 2019. 

 

Source: AirDNA, 2020, BERK 2020 
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Exhibit 46 presents a map of the short-term rental properties described as “entire 

home/apartment” advertised on Airbnb and HomeAway. These may include Accessory Dwelling 

Units either inside the residence or on the same property. Vacation rentals are densely clustered 

around Highway 2 and the downtown commercial area. There are also vacation rentals 

advertised as short-term rentals clustered around Enchantment Park and along Icicle Road.  

Exhibit 47. Properties Advertised on Airbnb and HomeAway UGA area, 2020. 

 

Source: AirDNA, 2019, BERK 2020 

Exhibit 47 presents the number of short-term rentals by the number of bedrooms in Chelan 

County. The rentals are grouped according to the urban areas associated with each city (The 

Leavenworth UGA includes both the extent of the city and the associated UGA). The short-term 

rental pool includes a proportionally large share of larger units (3 or more bedrooms). The short-

term rentals advertised in Leavenworth tend to be relatively smaller, likely due to the higher rate 

of condominiums in the rental pool compared to other parts of Chelan County.  

Gap Analysis 
Leavenworth’s housing needs have multiple components. This analysis considers four factors of 

housing demand that shape the community’s housing needs: 

▪ Current unmet housing needs 

▪ Housing needed to meet growth targets 

▪ Housing needs associated with the workforce that lives outside of Leavenworth 

▪ Impacts of demand for vacation homes 

Without consideration of each of these demand factors, housing affordability challenges will 

likely persist.  
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Current Unmet Housing Needs 

The limited local population growth coupled with significant job growth, low vacancies, and high 

housing appreciation suggests that there is insufficient housing available to meet the needs of the 

community.  

Rental Housing 

There are many factors related to housing need but cost is the determinant factor of housing 

choice. Exhibit 48 presents high-level estimates comparing the number of households by income 

and the available rental housing affordable at that income level.  

The analysis uses a special tabulation that considers household size in determining the income 

bracket. Remarkable to Leavenworth is the number of housing units that are “unoccupied”, 

presumably being withheld from the long-term rental market. Given the existing relationship 

between household incomes and household housing costs, Leavenworth has a deficit of rental 

homes available to those earning 50% and less of AMI. Many of these households are likely living 

in housing units affordable to those earning 50-80% AMI and paying more than 30% of their 

income on rent. The deficit is greater for households earning less than 30% of AMI if you withhold 

the “unoccupied units” from the calculations. 

Exhibit 48. Current Unmet Rental Housing Needs 

 

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

Entry-level Homeownership 

The gap in housing units available to those earning 80-100% AMI (see Exhibit 49), suggests 

households in that income category are down renting (paying less than they can afford in rent) in 

the housing stock available for those earning 50-100% AMI. This type of down-renting is 

associated with a lack of options for entry-level homeownership and homeownership options for 

moderate income households. Home prices have risen faster than incomes, roughly 73% since 

2010 compared to 23% growth in household incomes. The household income necessary to buy the 

median price of “bottom tier” homes is roughly 111% of county median family income (AMI, see 

Exhibit 39), thus preventing access to homeownership for many local households. The community 

should explore policy options to encourage homeownership opportunities at lower price points. 

Aging-in-Place 

Leavenworth’s population has grown older. This is likely due to a combination of factors including 

demographic change, limited housing options that prevent young families, particularly with 

Occupied Units Unoccupied Units Households

Income Groups

Total Units 

Affordable to 

Income Group

Surplus/

(Gap)

<30% AMI 70 15 85 89                         (4)            

30-50% AMI 70 0 70 90                         (20)          

50-80% AMI 205 19 224 100                       124         

80% > 100% AMI 85 10 95 171                       (76)          

430 44 474 450                       
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children, from settling in Leavenworth, and significant housing price increases that prevent 

households from entering homeownership locally. The Housing Action Plan should consider ways to 

support “aging-in-place” to meet the long-term needs of its aging community members. This 

includes tools and options to support the long-term maintenance of existing housing as well as the 

development of housing options other than single-family residences that appeal to older adults. 

Improving the ability for older adults to age-in-place in Leavenworth will make the community 

more livable for everyone.  

Housing Needed to Meet Growth Targets 

In addition to current unmet needs, the Housing Action Plan should consider the new housing needs 

associated with county-wide projected growth. Leavenworth already plans for this growth through 

its Comprehensive Plan. Forecasting Leavenworth’s 2037 Population Growth Target to 2040 

would add 175 additional people to Leavenworth. This would require an additional 110 housing 

units, or about 5.5 units per year. Recent patterns of development have been roughly 5.26 new 

units per year (2010 – 2019). To meet the housing growth target, Leavenworth would need to 

increase the average annual rate by .26 housing units, roughly 105% of recent trends. Housing 

production has been increasing in rate, and 200 new multi-family units are expected to become 

available in 2020. Leavenworth is likely to meet its planning targets in the near term.   

 Exhibit 49. Housing Need to Meet Population Growth Targets 

 2019 2040 Targets Change 

Population  2,040   2,215   175  

Housing  1,288   1,398   110  

 Additional units per year 5.26 

Average annual change 2010 – 2019: 5 

  % current production to meet target: 105% 

Sources: WA Office of Financial Management, 2019; City of Leavenworth Comprehensive Plan, 2017; BERK Consulting, 
2020. 

These planning targets are a conservative estimate, based on Leavenworth’s historical share of 

county-wide population growth. Leavenworth’s existing housing constraints contribute to the recent 

limited population growth. High housing costs and environmental constraints limit the market 

feasibility of housing redevelopment that would add additional housing supply. With continued 

demand for second homes, meeting only the future needs associated with the growth targets will 

not address current affordability challenges and limit housing options for Leavenworth’s residents 

and workers. 

Exhibit 50 apportions the housing needed to meet Leavenworth’s growth targets by income 

group. To meet its growth targets, Leavenworth needs an estimated 110 units of new housing by 

2040. The exhibit models two options for apportioning the housing growth. The first uses 

Leavenworth’s current distribution of household income to apportion future housing need. In this 

approach, Leavenworth will need an additional 15 units of housing that are affordable to 
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households earning less than 30% of AMI, 14 units affordable to households earning 30-50% of 

AMI, and so on. The second method addresses the current pattern of housing need in the 

community by using the distribution of households experiencing housing cost burden to apportion 

future housing need. The most recently available data estimates that 281 households in 

Leavenworth are housing cost-burdened (spending more than 30% of income on housing costs). 

Lower income households represent a greater proportion of households experiencing housing cost 

burden than higher income households. Using this method, by 2040 Leavenworth would need an 

additional 40 units of housing affordable to households earning less than 30% of AMI, 33 

households earning 30-50% of AMI, and so on.  

Exhibit 50. Projected Housing Needs by Income Group 

 

*HUD CHAS (2016) data estimates 281 of 1,040 households are housing cost-burdened. 
Sources: HUD CHAS (based on ACS 2012-2016 5-year estimates); BERK Consulting, 2020.  

Housing Needs Associated with the Workforce That Lives Outside of Leavenworth 

While residential population growth has been limited, jobs increased 30% between 2010 and 

2017. During this period of job growth, the number of workers who live in Leavenworth has 

largely stayed the same (267 in 2010 and 269 in 2017). Nearly all of the 511 additional 

workers live outside Leavenworth, commuting in from more affordable communities. 

The disconnect between job growth and housing growth speaks to constraints in the local housing 

supply as well as demand factors that are independent of local employment. With s greater 

housing supply, more people who work in Leavenworth could live in Leavenworth, reducing the 

social and environmental impacts of long-distance commuting. Additionally, greater supply could 

reduce the competition for existing housing between local workers and people seeking second 

homes, thus reducing the upward pressure on prices. The impacts of reductions in employment due 

to COVID-19, combined with the additional multi-family housing stock of Leavenworth Haus, may 

reduce Leavenworth workers enduring long commutes. Outreach with local employers about 

commute burdens of employees would help to track the availability of workers living in 

Leavenworth. 

Having quality housing affordable to the local workforce is considered vital to local economies. In 

2017, only 12% of the workforce lived locally. This rate was less than in 2010 when 16% of the 

workforce lived locally. Exhibit 51 estimates the amount of new housing that would be needed to 

enable a higher proportion of the workforce to live in Leavenworth. 

Income Group

Distribution of 

Household Income

Share of 

Housing 

Need

Distribution of Households 

Experiencing Housing Cost 

Burden*

Share of 

Housing 

Need

<30% AMI 14% 15              36% 40

30-50% AMI 13% 14              30% 33

50-80% AMI 19% 21              23% 25

80% > 100% AMI 9% 10              3% 3

>100% AMI 46% 51              9% 10

Housing needed to meet growth target: 110            110
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Exhibit 51. Housing Needs Associated with Extra-local Workers 

 

Sources: U.S. Census Bureau, Center for Economic Studies 2017; Washington State Office of Financial Management, 
2019; Employment Security Department, 2020 (alternative state method); BERK Consulting, 2020. 

To illustrate the impact of employment on housing need, Exhibit 51 models what Leavenworth 

would have needed to build to house the new employees between 2010 and 2017.  During this 

time, Leavenworth businesses hired an additional 511 employees who lived outside the city. 

Housing all these additional employees within Leavenworth would require 312 housing units (using 

the seven-year average jobs to housing ratio of 1.64). During this time period, Leavenworth 

added an additional 161 housing units, leaving an under build of 151 units (housing units needed 

but not built). 

Exhibit 51 also considers the future housing needs of the workforce. The exhibit models three 

potential targets of “% of the workforce that lives in Leavenworth”. In 2010, 16% of the 

workforce lived in Leavenworth. That rate dropped to 12% percent by 2017. As the community 

plans for its future, it should consider the needs of its local businesses and consider how to include 

a greater proportion of that needed workforce in the community. The exhibit models housing need 

ranging from 15% to 25% of the workforce living in Leavenworth. For example, using county-

wide projected job growth rates, Leavenworth is expected to add an additional 177 workers by 

2022. Under this scenario, Leavenworth would need an additional 27 units to house 15% of the 

workforce in 2022. That need would jump to 44 units if the community was to house 25% of the 

workforce. 

In addition to the overall number of units needed, the community should also consider the 

purchasing power and housing budgets associated with local wages. The local economy is 

dominated by service jobs in food, accommodation, and retail which require housing, particularly 

rental housing, at lower price points. 

2010 2017

2022 Projected 
(1.55% annual 

growth)

2025 Projected 
(.98% annual growth)

Jobs 1,699             2,212                 2,389                 2,460                     

Extra-local workers 1,432             1,943                 

Local workers 267               269                    

% Local Workers 16% 12%

Seven year average 14%

Housing Units 1,107             1,268                 

Jobs to Housing Ratio 1.53               1.74                   

Seven year average 1.64                  

Under Build 2010 - 2017

Additional extra-local workers 511                    

Additional housing units needed 312                    

Housing units built 161                    

Units needed but not built 151                   

Additional Workers 177                   248                       

Local Worker Targets

25% 44                     62                         

20% 35                     50                         

15% 27                     37                         

% living in 
Leavenworth
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Demand for Vacation Homes  

Demand for vacation housing in Leavenworth, either for second homes or as short-term rentals, has 

put upward pressure on housing prices. It has increased the home equity of those who bought in 

Leavenworth under different market conditions but has also resulted in a housing market that is 

unaffordable compared to the incomes and purchasing power of many residents and workers.   

The proportion of Leavenworth’s existing housing stock that is absorbed by seasonal, recreational, 

or occasional use is difficult to pinpoint. The U.S. Census tracks the number of housing units that are 

unoccupied or vacant, a subsection of which are categorized as “Seasonal, recreation, or 

occasional use.” The proportion of housing units with this categorization has increased from 

approximately 10% of the housing units in 2010 to 19% of the housing units in 2019. In addition, 

there has been a significant increase in units that are unoccupied but available for rent. These 

numbers far surpass the units listed as available in common surveys of available housing 

(commonly referred to as market vacancy) and likely reflect the growth in short-term rentals since 

2010. 

Exhibit 52. Key Variables Associated with Extra-local Housing Demand 

 

Source: Washington State Office of Financial Management, 2019; American Community 
Survey DP05 5-Year Estimates, 2018; Zillow, 2020; BERK Consulting, 2019,  

Rising incomes typically drive increases in local rental costs. The median income in Leavenworth 

has risen 17% between 2010 and 2018, comparable to the median rental price (18% between 

2010 and 2019). In contrast, ownership housing prices have increased significantly, more so for 

houses in the lower cost range of for sale homes (61% compared to 52% for all homes). The 

community should consider policy options to increase the amount of lower-cost homes available for 

purchase as well as reducing the burden of hospitality use of the existing housing stock.  

2010 2018 Change

Total Housing Units 1,241       1,276       3%

Unoccupied - for rent 40 114 185%

Seasonal, recreation, or occasional use 128 242 89%

% Seasonal Use 10% 19%

Median Housing Price $279,197 $425,221 52%

Lower Market Median Price $179,311 $289,143 61%

Median Rental Price $1,384 $1,631 18%


