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Leavenworth Housing Policy
Assessment and Recommendations
Introduction
This document evaluates relevant sections of the City of Leavenworth’s Comprehensive Plan and land use
regulations in terms of their effectiveness in meeting the City’s housing goals, attaining the planned
housing, and the likelihood they will support the development of housing to meet the needs identified in
the Housing Needs Assessment (Appendix C).
The Housing Needs Assessment finds the following gaps in the city’s housing supply relative to resident
and workforce housing needs:
▪

Rental housing available to those earning 30-50% and less of area median income (AMI). The
assessment finds an undersupply of rental housing available for local residents and workers, though
the severity of undersupply differs by price. The new Leavenworth Haus Apartments that will start
occupancy in early 2021 represents significant additional rental housing options affordable to
households earning more than 80% of AMI. This new rental housing may increase the availability of
older rentals affordable to those earning between 50 - 80% of AMI. A remaining need will be
housing affordable to those earning between 30 - 50 % AMI. This income group represents singleperson households in occupations such as cashiers and food service workers. A single-person
household in this income group needs monthly housing that costs between $600 and $855 (2019
estimates) for housing to be considered affordable.

▪

Entry level homeownership opportunity for those earning 80-120% AMI. Incomes are not keeping
pace with local housing prices and there is a persistent undersupply of new housing relative to high
demand for second homes. Combined, these pressures have limited options for homeownership
among middle income households, particularly for new homeowners who are unable to leverage
existing home equity.

▪

Pathways to age in the community for older adults. Many of Leavenworth’s older adults live in
single-family homes in smaller households. If there were appealing options in their existing
communities for older adults to downsize, it might free up existing housing for other long-term
residents. Leavenworth’s existing supply of condominium housing is predominately located near
commercial areas and includes high rates of vacation rental use. Additional housing suitable for
older adults in the City’s residential zones is a need.

▪

Housing to offset pressure from the secondary housing market. Given the limited housing stock,
demand for second homes, and vacation use in Leavenworth, additional housing supply beyond what
is needed to support the growth targets will be necessary to improve options and affordability for
both renter and owner households.
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Production Evaluation
Leavenworth’s current planning targets were set as part of the 2017 Comprehensive Plan which identified
a population of 2,215 residents and 1,398 housing units by the year 2040. Leavenworth’s population
growth has been on pace to meet the 2040 population target. In 2020 Leavenworth had an estimated
population of 2,028 residents (April 1 estimate), representing an addition of 38 residents since 2016, as
presented in Exhibit 1.
Housing production is exceeding the pace necessary to meet the 2040 planning target. Between 2016
and 2020 (April 1 estimates) Leavenworth has added an additional 61 units. Comparing housing unit
growth to population growth shows Leavenworth has added 1.6 housing units for each new resident since
2016. The Housing Needs Assessment finds very low housing available for purchase or rent, suggesting
that a large portion of the housing unit production is being absorbed into non-residential housing uses,
likely vacation rentals or second homes. The relatively high rate of production is positive for meeting the
housing needs identified in the Housing Needs Assessment because all additional housing supply improves
the ability of residents to find housing that meets their needs, either through the new housing or through
the filtering effects that new housing stimulates.
Exhibit 1. Leavenworth Population and Housing Targets Compared to Estimated Change, 2016 – 2040.

Sources: OFM, 2020; City of Leavenworth, 2017.

In addition, population and housing unit growth are likely to increase significantly in 2021 due to the
opening of Leavenworth Haus, a new 200-unit apartment building opening in January 2021. The
development includes a combination of efficiency, studio, one-, and two-bedroom apartments.
In addition to increasing the overall supply, permit data suggests that Leavenworth is gaining a greater
diversity of housing options, as shown in Exhibit 2. The most common permitted housing type between
2015 and November 2020 is apartments, representing 200 units or 64% of all housing units permitted.
All these apartments were permitted in 2019, an outlier as far as housing permits go. After apartments,
single-family homes are the next most permitted housing type (52 units or 16.7% of all units since 2015,
shown in Exhibit 3). When you consider the single-family units built on their own in addition to the singlefamily units built with an ADU, Leavenworth has permitted 62 new single-family homes over the last five
years.
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Exhibit 2. Number of Permitted Housing Units by Type, 2015 – November 2020.

Source: City of Leavenworth, 2020.

Exhibit 3. Percentage of all Permits by Housing Type, 2015 – November 2020.

Source: City of Leavenworth, 2020.

Duplexes, triplexes, townhomes, and manufactured homes represent a small proportion of the new
housing units permitted in Leavenworth between 2015 and 2020, representing between 0.3% and 1.3%
of new housing permits. These housing types typically are a good fit for small towns and cities with prewar residential communities. Land prices in Leavenworth are relatively high compared to local wages.
Duplexes, triplexes, and townhomes require less land (per unit) than single-family housing and may offer
housing options aligned to the needs identified in the Housing Needs Assessment.
Outside programs to create additional income-restricted housing, the City has partnered with community
groups to support the renovation of existing affordable housing stock. Preservation of existing
affordable housing is aligned to the housing needs identified in the Housing Needs Assessment.
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EXISTING POLICIES AND REGULATIONS
Leavenworth’s current housing policies were established during the 2017 major update of its
Comprehensive Plan. Being only three years into this plan, this analysis provides an early look at the
effectiveness of the housing policies in light of the 2020 Housing Needs Assessment. This analysis will
identify policy language that the City could reconsider as it continues to work in service of the residents
of Leavenworth.
The Evaluation Approach uses a scoring rubric to indicate the degree to which Leavenworth’s existing
policies and regulations support housing that meets the newly identified housing needs. The score
indicates the degree to which the policy or regulation will likely help the City meet the needs identified in
the Housing Needs Assessment or the objectives identified by the community.
The scoring rubric is:
▪

V: Policy is valid and there is continuing need for the policy

▪

A: The City may need to amend the policy to more effectively address identified housing needs

▪

NA: The policy is not applicable to housing needs

Comprehensive Plan (2017)
Housing regulation is guided by Washington State’s Growth Management Act (GMA) which includes
specific requirements for how cities and counties plan for future development including housing.
The GMA’s housing goal is to:
“Encourage the availability of affordable housing to all economic segments of the
population of this state, promote a variety of residential densities and housing types, and
encourage preservation of existing housing stock.” (RCW 36.70A.020)
The GMA requires each city in counties of a certain size to develop a Comprehensive Plan (RCW
36.70A.130). The Comprehensive Plan represents the community’s plan for growth for the following 20
years. The planning process is fundamentally a community planning process, with guiding frameworks set
through regional collaboration. Leavenworth’s Comprehensive Plan’s last major update was in 2017 and
is due for its next periodic update in 2024.

HOUSING ELEMENT
Leavenworth’s Comprehensive Plan Housing Element includes the community’s goals and policies around
housing. Leavenworth’s overarching housing goal is:
Goal 1. Encourage the availability of affordable housing to all economic segments of the
population, promote a variety of residential densities, and housing types, and encourage
preservation of existing housing stock.
The Housing Element goal is aligned to the needs identified in the Housing Needs Assessment.
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Exhibit 4. Matrix of Housing Element Policy Assessment.

Policy
Number

Policy Language

1

Encourage regeneration of existing housing inventories with methods such as:
•

Permitting accessory housing or the division of existing structures in
designated single-family neighborhoods.

•

Consider implementing methods of siting of manufactured homes.

•

Participating in or sponsoring housing rehabilitation programs
offered by state and federal governments.

Linkage
Assessment
V
See discussion
on inventories

2

Promote the construction of affordable housing, particularly for low- and
moderate-income segments of the population, by exploring all available
options, including but not limited to innovative zoning techniques, pursuing
grants, and modification of city fee schedule to accommodate affordable
housing construction.

V

3

Consideration should be given to the provision of diversity in housing types
to accommodate elderly, physically challenged, mentally impaired, and
special needs segments of the population.

A
See discussion
of housing
diversity

4

Encourage areas within the City of Leavenworth and urban growth area to
allow increased densities. Develop regulations which allow for density
bonuses or other mechanisms for higher density and greater utilization of
land for housing.

V
See discussion
of housing
diversity

5

Encourage incentives for developers to construct affordable housing.
Encourage the development of consistent, streamlined regulations and
procedures which maintain environmental quality, public health, and safety
standards without posing an unnecessary financial impact on the
development of housing.

V

6

Chelan County and the City should encourage increased density in
communities with existing infrastructure.

V

7

Encourage the creation of cluster subdivision and/or planned development
district density bonus of 50% or greater.

V

8

Reassess and amend as necessary the locations, densities and ratio of
distribution of the residential land use designations to more proactively
promote the development of affordable housing within the city and the
UGA.

V

9

Consider standards which incorporate inclusionary zoning concepts, on either
a mandatory or voluntary basis, which will set aside a certain portion of the

V
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total units being constructed for low- and moderate-income residents.
10

Encourage the increase of the multifamily residential district in area and
location.

V

11

Promote appropriately buffered multifamily residential development
between existing commercial districts and low-density residential districts to
provide a transition between high intensity and low intensity uses.

V

12

Evaluate existing land use designations and regulations which may be
presenting barriers to the development of an adequate supply of
affordable housing for all economic segments of the population.

V

Discussion
The Housing Element policies, largely reflecting the Leavenworth’s 2017 Housing Needs Assessment, are
aligned with the housing needs identified in the 2020 Housing Needs Assessment.

Housing Inventory
Housing Policy 1 suggests considering the siting of manufactured homes to encourage regeneration of
existing housing inventory. Since 2015, the City has issued one permit for siting a manufactured home.
The state legislature required manufactured homes to be allowed to be sited in any zone where singlefamily homes are permitted. The cost of manufactured homes is significantly less than a traditional sitebuilt house. In areas where land costs are high, as in Leavenworth, manufactured homes offer a pathway
towards homeownership due to the lower cost of the structure. In some cases, manufactured homes may
allow a household to enter homeownership by purchasing the land first, thus providing the benefits of real
property, and then placing a site-built home when they are able or as their housing needs change. The
smaller size and single-floor layout of manufactured homes are often aligned to the housing needs of
aging adults.
Given home values in the area, the absence of new manufactured homes in Leavenworth suggests
regulatory, rather than market, barriers to the utilization of this housing form. Leavenworth Municipal
Code Section 21.90.030 considers permanent, detached, manufactured or modular housing units to be
single-family dwellings, equivalent to site-built housing, and Section
14.16.010 expressly states that one of the purposes of the City’s
residential design standards is to ensure manufactured homes can
Recommend review of
be sited in any zone that allows single-family housing. Section
manufactured housing siting and
14.16.080 limits manufactured homes to new manufactured homes form regulations to reduce barriers
meeting the design standards of other single-family homes. We
to production.
recommend further review of the siting and form regulations to
identify and reduce any barriers to the production of
manufactured homes in Leavenworth.

Housing Diversity
Housing Policy 3 emphasizes development of a greater variety of housing and is aligned to the
identified housing needs. Leavenworth’s policies coupled with current market conditions have been
effective in delivering housing in a greater diversity of form since 2016, as shown in Exhibit 2.
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Encouraging housing diversity can help address the gaps in available housing and allow for more
affordable housing options. Housing Policy 3 supports this call for diversity, but limits the purpose to the
“elderly, physically challenged, mentally impaired, and special needs segments of the population.” These
populations certainly have unmet housing needs, but the policy
framing excludes other valid needs for more affordable housing
options across the entire community. Consider amending the policy
Recommend amending policy to be
to be more inclusive. Similar to the Housing Affordability’s Task
more inclusive of the diversity of
Force recommendation to defining “public good” to include
Leavenworth’s housing needs.
affordable housing, consider encouraging housing diversity to
support overall affordability of housing and reduce displacement
of community members.
The additional density called for under Housing Policy 4 can also
foster increased housing affordability by increasing housing supply
and diversity. As shown in Exhibit 5, single-family residential zones
cover the bulk of the city’s area. Targeted adjustments to density
limits in some of these single-family areas to create additional
supply or introduce new housing types, such as cottage housing or
multiplexes, could further the City’s goal of increasing
affordability.

Recommend exploring targeted
adjustments to allowed density to
create additional supply or provide
greater housing supply and
diversity.
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Exhibit 5. Leavenworth Zoning Map.

Source: City of Leavenworth, 2018.
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Development Regulations
ACCESSORY DWELLING UNITS
Regulation
Number

Policy Language

LMC18.20.020 Accessory dwelling unit not used for transient accommodation
(B)(5)
(“accessory dwelling unit”), meaning a subordinate, habitable living
unit added to, created within, or detached from a single-family
dwelling that provides basic requirements for living, sleeping, eating,
cooking and sanitation, provided the following minimum requirements
are met:

Linkage
Assessment
V

a. There shall be no more than one accessory dwelling unit per
building lot or home site in conjunction with a single-family
structure, even if such structure is built on more than one
platted lot;

V

b. An accessory dwelling unit may be attached to, created
within, or detached from a new or existing primary singlefamily dwelling unit;

V

c. The accessory dwelling unit will require one off-street parking
space, which is in addition to any off-street spaces required
for the primary single-family dwelling unit which may be
accessed from an alley with the recording of a notice to title
of an indemnity agreement regarding alley access and
maintenance as provided by the city;

V

d. The total habitable floor area of any accessory dwelling
unit(s) shall in no case exceed 1,200 square feet;

V
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Regulation
Number

Policy Language

Linkage
Assessment

e. An accessory dwelling unit, together with the primary singlefamily dwelling unit with which it is associated, shall conform
to all other provisions of the city code. Conversions of
existing structures to accessory dwelling units shall be
allowed in conformance with Chapter 18.68 LMC,
Nonconforming Provisions, excepting setbacks whereby the
legally established structure may receive an administrative
deviation to encroach no more than 20 percent into the
setback;

V

f. The accessory dwelling unit shall meet the minimum
requirements of the International Building Code, International
Fire Code, and all other life safety regulations of the city,
fire district, health district and all other local, state and
federal agencies; and

V

g. The accessory dwelling unit must be connected to the water
and sewer utilities of the city, and shall have separate
services for any accessory dwelling unit greater than 900
square feet in area;

NA

Discussion
Housing Policy 1 calls for the permitting of accessory dwelling units (ADU) in single-family
neighborhoods. The siting of ADUs is guided by LMC Chapter 18.20 Residential Low Density 6,000
District (RL6).
The annual number of ADUs permitted has trended upwards over the last five years, as presented in
Exhibit 6. Not only has the number grown, ADUs represent a significant proportion of new residential
housing permitted since 2015. Of the residential units permitted since 2015, 11% are ADUs, either as an
addition to an existing home (20 units) or as a new ADU in a new single-family home (15 units).
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Exhibit 6. Residential Use Permits for Single-family Residential and Accessory Dwelling Units in Leavenworth,
2015 – 2020.

Source: City of Leavenworth, 2020.

The City’s ADU regulations have increased the diversity of the housing supply in Leavenworth. ADUs
create additional housing capacity in existing neighborhoods with limited impacts on the existing
neighborhood. ADUs offer an affordable housing option because they are less costly to construct than
single-family homes due to their smaller size, though ADUs can still represent a significant cost that is not
feasible for all homeowners. The City Council 2021-22 budget includes funding to create pre-approved
ADU building plans to support additional infill development. The implementation of this new option may
expand the use of ADUs throughout the city.
It is unclear whether the additional housing capacity offered by ADUs is meeting the immediate need for
affordable housing options for long-term residents. Some portion of ADUs is being used as bed and
breakfast vacation rentals, qualifying under the City’s Conditional Use Permits (LMC 18.52.120).
However, from a community-wide perspective, the additional supply of smaller, more diverse housing
does increase housing and expand housing options, both factors that address needs identified in the
Housing Needs Assessment.

Exploration
To understand the general feasibility and compatibility of new development typologies in single-family
areas, this analysis modeled development of ADUs, duplexes, and triplexes at three sample development
sites in Leavenworth’s Low-Density Residential (RL6) zone.
The following exhibits illustrate the visual effects of additional ADU development on a site with an
existing single-family residence; duplexes and triplexes are discussed in the following sections. This
example of an ADU was modeled on a 15,000 square foot parcel near Park Avenue and Cherry Street,
with access from an alley. Exhibit 7 shows an example of a 1.5-story “carriage house” style ADU,
consisting of a living space over a two-car garage. Exhibit 8 shows a street-level rendering of the ADU,
viewed from an adjacent side street.
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Exhibit 7. Example ADU.

Source: Houseplans.pro

Exhibit 8. ADU Street View Rendering.

Sources: Houseplans.pro, 2020; Google Earth, 2020; BERK, 2020.
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As shown in the illustrations, the new ADU is consistent with surrounding development with regard to height
and architectural form, and this particular property has adequate space in the backyard to meet setback
requirements. Potential challenges for siting ADUs on existing single-family properties could include
parking and vehicle access. The City’s code requires dedicated off-street parking for ADUs and
configuring additional vehicle access on existing properties may not be feasible, depending on individual
site characteristics. In addition, not all properties may have adequate open space to construct a new ADU
in compliance with setback and lot coverage requirements. These issues are likely to be less challenging
when a new single-family residence is constructed along with an ADU that is incorporated in the site
design from the beginning.

Recommendations
The City’s existing ADU regulations are appropriate and consistent
with the guidance of the City’s Comprehensive Plan. Though the
Recommend, if increasing infill
preceding discussion notes potential challenges to development of
options is desired, reexamining
ADUs, these are generally not tied to ADU regulations explicitly,
ADU setbacks, parking, access, and
but rather to regulatory barriers associated with parking, access,
lot coverage requirements.
and lot coverage requirements. To meet the goals of infill
development and housing diversity, we recommend examining
parking, access, and lot coverage requirements to assess whether they are putting undue limitations on
ADUs. We also recommend long-term monitoring of ADU production and resale values of homes with
ADUs to determine if use as short-term rentals is limiting housing options for community members.

DUPLEX
Regulation
Number
Permitted
Uses
RL6

Language
Two-family dwelling/duplex; provided, that the lot size is in conformance
with LMC 18.20.060(A), and provided the following minimum
requirements are met:

LMC
18.20.020(I)

1. The minimum lot area shall be 12,000 square feet for a twofamily dwelling/duplex;

RL10

2. There shall be no more than one two-family dwelling unit/duplex
per building lot or home site;

LMC
18.23.020(I)
RL12
LMC
18.21.020(I)

Linkage
Assessment
A
(emphasis
added)

3. Parking shall be pursuant to Chapter 14.12 LMC;
4. Two-family dwelling unit/duplex shall conform to all other
provisions of city code. Conversions of existing structures to a
duplex shall be allowed in conformance with Chapter 18.68
LMC, Nonconforming Provisions, excepting setbacks whereby the
legally established structure may receive an administrative
deviation to encroach no more than 20 percent into the setback;
5. The structure shall meet the minimum requirements of the
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International Building Code, International Fire Code, and all other
life safety regulations of the city, fire district, health district and
all other local, state and federal agencies; and
6. Separate water and sewer utilities shall be required for each
unit.
Lot Size
RL6
18.20.060
RL10
18.23.060
RL12
18.21.060

In a RL6 district, the lot size shall be as follows:

A

A. The minimum lot area shall be 6,000 square feet for a singlefamily dwelling and 12,000 square feet for a duplex.
B. The minimum lot width at the front building line for new land
divisions shall be 60 feet for an interior lot and 70 feet for a
corner lot.
In a RL10 district, the lot size shall be as follows:
A. The minimum lot area shall be 10,000 square feet for a singlefamily dwelling and 12,000 square feet for a duplex.
B. The minimum lot width at the front building line for new land
divisions shall be 70 feet for an interior lot and 80 feet for a
corner lot.
In a RL12 district, the lot size shall be as follows:
A. The minimum lot area shall be 12,000 square feet for a singlefamily dwelling and duplex.
B. The minimum lot width at the front building line for new land
divisions shall be 80 feet for an interior lot and 90 feet for a
corner lot.

Discussion
The City of Leavenworth allows duplex development in Residential Low Density 6,000 District (RL6).
Currently, regulations require a lot size of 12,000 square feet, which offers no greater option for
reducing the overall land necessary for each unit. In addition, the lot area coverage limitations, whereby
buildings and structures cannot occupy more than 35% of the lot area, further hinders the ability to
reduce the overall cost of land needed for additional housing. In effect, this limits the ability of duplexes
to offer housing at a more affordable price point than single-family housing.
Currently, Leavenworth has an estimated eight duplexes, representing 0.6% percent of the overall
housing supply. The last duplex permitted in Leavenworth was 2015, as shown in Exhibit 2, representing
0.6% of new housing built since 2015. Duplexes are currently underutilized as a housing option in
Leavenworth. However, ADUs which do not include the restrictive land requirements may be utilized in a
similar manner to a duplex.

Exploration
The following exhibits illustrate the effects of potential duplex development on an example site in the RL6
zoning district. Exhibit 9 shows an example duplex plan; to maximize opportunities for infill, this
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exploration uses a duplex design specifically designed for narrow lots. The site consists of two small lots
(approximately 6,500 square feet each) located side-by-side at 124 Birch Street. Exhibit 10 shows an
aerial view of the two lots and a street-level rendering of the duplex buildings.
As shown in the renderings, this duplex plan, or a similar design, could be located on these properties,
offering up to four residential units across the two lots. Development of these duplexes could be
accomplished in compliance with existing setback requirements for the RL6 zone; however, the code
currently requires a minimum lot size of 12,000 square feet for the construction of a duplex in this zone.
As such, revisions to the code would be necessary to develop either of these properties for duplex use.
Depending on the size of the lot and the building design, duplexes may also be inconsistent with the
maximum lot coverage limit of 35% in the RL6 zone (LMC 18.20.080). Revisions to these lot coverage
standards to allow greater lot coverage may be necessary to allow wider development of this housing
product type.

Exhibit 9. Example Duplex – Narrow Lot Configuration

Source: Houseplans.pro
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Exhibit 10. Duplex Street View Rendering.

Source: Houseplans.pro, 2020; Google Earth, 2020; BERK, 2020.

The renderings use a side-by-side, three story approach to accommodate the duplexes on lots with a
narrow frontage to the street. A lot with a longer street frontage could accommodate duplexes within
existing set back and height limitations using a two-story approach, shown in Exhibit 11.
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Exhibit 11. Two Story Duplex Option.

Source: Houseplans.pro

The City’s current development standards regarding driveways pose an additional challenge to
development of duplexes on small lots in the RL6 zone. Existing regulations limit the number of driveways
on a property, which would require duplexes to be configured with shared driveway access. This could
make building configuration infeasible, depending on site characteristics.
While it may make homeownership more affordable (since people could rent out half the home to cover
mortgage costs), duplexes do not increase the overall supply of ownership housing since one party must
own the whole duplex.

Recommendations

Recommend amending lot size
requirements for duplexes.

Duplexes are aligned to the identified housing needs when they
offer a greater diversity of housing form and a more affordable
housing option. Duplexes typically are smaller housing units
requiring half the land of a single-family residence. Leavenworth’s
current lot size requirements eliminate this advantage of duplexes Recommend reexamining parking
and access requirements for
in the RL6 zone. We recommend the City consider aligning the lot
duplexes.
size requirements of duplexes to reflect the underlying lot
requirements for single-family development. Currently, the minimum
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lot size for a duplex is 12,000 square feet in all three RL zones (RL6, RL10, RL12), while the minimum lot
size for a single-family residence varies by zone. This difference acts as a disincentive for development
of duplexes, particularly in the RL6 zone, where it is possible to build two single-family homes in the same
space required for a duplex.
We recommend reexamining parking and access requirements for duplexes to see if they can be better
accommodated without undue impacts to the City’s other policy objectives. For example, allowing one
driveway per street frontage would allow a duplex on a corner lot to have a driveway for each unit, as
long as they front different streets. Additional design guidelines such as emphasizing unit entries and
windows towards the street, locating driveways and garages to the side, and ensuring usable private
open space can help duplexes fit into existing neighborhoods.

MULTIPLEX
The City of Leavenworth does not currently have regulations allowing multiplex (triplex or fourplex)
housing as a permitted use in its single-family residential zones. Attached housing of three units or more is
classified as “multifamily,” which is allowed in the Multifamily Residential District (LMC Chapter 18.22). To
better understand the impacts of multiplex housing in the single-family areas, this study explores the
inclusion of triplex housing within the existing regulations for lot size, yard requirements, building height,
lot coverage and off-street parking.
Regulation
Number

Language

Yard Requirements

Unless city code provides for a deviation:

(18.20.040)

A. Front Yard. There shall be a front yard of not less than 25 feet.
B. Side Yard. There shall be a front yard of not less than 25 feet.
C. Rear Yard. There shall be a rear yard of not less than 15 feet for lots
without an alley adjacent to the rear yard, and a rear yard of not less
than eight feet for lots with an alley adjacent to the rear yard.
D. For corner lots, 6,000 square feet or greater in size, the street side yard
shall be a minimum of 10 feet, and at least one rear yard setback shall
be provided. For the purposes of this title, street side yard shall be that
yard area which is adjacent to a public street right-of-way, but which
does not provide the primary access to the residential structure, and/or
which does not serve as the street address for the residence.

Lot Size
(18.20.060)

In a RL6 district, the lot size shall be as follows:
A. The minimum lot area shall be 6,000 square feet for a single-family
dwelling and 12,000 square feet for a duplex.
B. The minimum lot width at the front building line for new land divisions
shall be 60 feet for an interior lot and 70 feet for a corner lot.

Building Height

In a RL6 district, no structure shall exceed a height of 35 feet.
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(18.20.070)
Lot Coverage
(18.20.080)
Off-Street Parking
Design
Requirements
(14.12.170)

In a RL6 district, buildings and structures shall not occupy more than 35 percent
of the lot area.
C. Parking areas for other than single-family or two-family dwellings shall
be designed so that no backing movements or other maneuvering within
a street, other than an alley, shall be allowed. No parking stalls for
other than single-family or two-family dwellings shall be allowed within
20 feet of an ingress point of a parking lot so as not to back up traffic
on a public street while a vehicle is backing out of a parking stall.

Exploration
Although triplexes and fourplexes are not currently allowed in RL zones, this exploration examined the
feasibility of locating a triplex structure on two example sites in the RL6 zone, 219 Orchard Street and
124 Birch Street. The Birch Street site is the same two lots used for the duplex exploration. This scenario
assumes consolidation of the two lots to allow for development as a triplex. Exhibit 12 shows an
illustration of an example triplex plan, designed for rowhouse-style units in a side-by-side arrangement.
(Stacked triplex designs could also be used, but those would require additional considerations for
parking access.) Exhibit 13 shows street-level renderings of this triplex design located on the two
exploration sites.
Exhibit 12. Example Triplex Plan.

Source: Houseplans.pro
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Exhibit 13. Triplex Street View Renderings.

Source: Houseplans.pro, 2020; Google Earth, 2020; BERK, 2020.
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Similar to duplexes, triplexes could provide additional density on single-family sites while being
consistent with setback and lot coverage requirements on many sites, though narrow sites may be
challenging. As with duplexes, vehicular access and parking may pose challenges for site configuration.
Configuration of shared access and on-site driveways may prove infeasible, depending on site
characteristics. Additionally, the City would need to revise the zoning code to allow multiplex
development in RL zones.
The renderings above illustrate that single-family lots exist within the RL6 zone that can accommodate
triplexes, and triplexes can be appropriately designed to meet RL6 height and setback requirements.
However, to accommodate three housing units with associated parking and driveway areas, these
buildings require a larger building envelope than many of the existing RL6 single-family homes.
Additional landscaping or tree retention standards could help alleviate visual effects stemming from the
increased building size. Alternatively, lot coverage standards could require a minimum amount of on-site
open space per unit.

Recommendations
Ownership requirements prevent multiplexes from offering
increased ownership options at more affordable price points.
Under current regulations, one person would own all the units on
the lot. We recommend the City explore allowing multiplex
condominiums in RL zones to increase opportunities for
homeownership.

Recommend exploring triplexes and
multiplex condominiums in all RL
zones.

If multiplex condominiums are adopted in RL zones, the City should evaluate lot coverage and on-site
open space requirements for these housing types to ensure aesthetic compatibility with nearby singlefamily housing.
We recommend the City explore allowing multiple driveways in RL zones to serve multiple dwellings in
the case of multiplex development and reducing requirements for on-site maneuvering space to improve
the feasibility of this development type.

COTTAGE HOUSING
Similar to duplexes and triplexes, cottage housing can provide opportunities for increased density on
larger single-family lots. Cottage housing consists of groups of detached dwelling units, smaller than a
typical single-family residence, often organized around common outdoor space or shared site access. On
sites large enough to accommodate a triplex or fourplex building, cottage housing can provide
additional flexibility due to its detached nature; it can be easier to configure yard space and access for
multiple cottages than for an equal number of attached units.
Cottages can also be clustered to preserve open space or avoid
environmentally sensitive areas, and smaller, detached housing
Recommend considering cottage
typologies can potentially offer greater aging-in-place options for housing development options.
older members of the community who wish to continue living
independently in Leavenworth.
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The Leavenworth Municipal Code does not currently include land use definitions or development
regulations specifically for cottage housing. If the City wants to promote this housing type, new
development regulations would need to be developed.

Summary of Recommendations
This Policy Analysis identifies the existing policies and regulations that could be amended to encourage
additional and more diverse forms of housing to meet Leavenworth’s identified housing needs. Adoption
of the Housing Action Plan does not change the existing regulations. The Housing Action Plan will inform
future policy making and updates to the City’s Comprehensive Plan, which is due for a major update in
2024.

POLICY RECOMMENDATIONS
General Housing Inventory and Diversity
▪

Review manufactured housing siting and form regulations to reduce barriers to production.

▪

Consider amendments to housing policy to be more inclusive of the diversity of Leavenworth’s housing
needs.

▪

Explore targeted adjustments to allowed density to create additional supply or provide greater
housing supply and diversity.

Housing Types
Accessory Dwelling Units
▪

Reexamine ADU setbacks, parking, access, and lot coverage requirements.

Duplex
▪

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

▪

Review parking, driveway, and site access requirements for duplexes in RL zones.

Multiplex
▪

Establish triplexes as a use distinct from multifamily residences; make triplexes a permitted use in all
RL zones subject to lot coverage requirements and design standards.

▪

Evaluate on-site open space requirements for triplexes to ensure aesthetic compatibility with nearby
single-family housing.

▪

Explore allowing condominium ownership for triplex or multiplex in RL zones.

Cottage Housing
▪

Explore development of land use definitions and development regulations for cottage housing.
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AREAS FOR FURTHER STUDY
▪

Evaluate the potential effects of merging the RL12 zone into RL10. This would increase allowed
density, potentially allowing a moderate increase in housing supply and diversity. It would also
reduce incentives for urban sprawl that is counter to the goals of the Growth Management Act.

▪

Evaluate parking standards and enforcement of on-street parking restrictions in single-family zones.
Feedback from elected officials and members of the public indicates concern over a possible
increase in cars parked on the street and blocking of driveways as a result of higher-density housing
types (ADUs, duplexes, triplexes, etc.).

▪

Consider establishing a maximum building size limit for RL zones to curb the development of overly
large and expensive single-family homes. Alternatively, consider allowing smaller lots under
specified circumstances to encourage a greater diversity of housing sizes.
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