
Planning Commission Agenda 
Wednesday, August 3, 2022 at 7:00 PM 

City Hall Council Chambers 

700 Highway 2, Leavenworth, WA 

Meeting hosted at City Hall with option to join via zoom by: 

(1) connecting via the Zoom app: Meeting ID: 999 2949 1100 Passcode: 225225

(2) using the web link: https://zoom.us/j/99929491100?pwd=b1ZqSUtLNGR3STd1TmNHWndCcDFaQT09

(3) calling: 1-253-215-8782. Alternative call-in phone numbers: https://us02web.zoom.us/u/kOFTNV2hD

The Planning Commission is a responsible for long range planning and legislative policy recommendations to 

the City Council. Recommendations are based on thorough understanding of options and public 

comment/discussions. Every year, the Planning Commission work defined by the Council’s Docket.  

Meeting Etiquette: 

1. Have one discussion at a time and limit

distractions.

2. Seek to understand before being understood.

3. Be respectful of each other; by assuming good

intentions and acknowledging it is ok to disagree.

4. Focus on constructive problem solving.

Agenda 

1. Call Meeting to Order, 7:00 pm

2. Roll Call: Planning Commission Chair: Steven Booher (position #1 – expiration 2022)

Planning Commission Commissioners: Kenny Renner-Singer (#2 - 2023), Open Position (#3 –2024), Open 
Position (#4 - 2025), Angie Harrison (#5 - 2025), Colin Forsyth (#6 - 2022) and Alison Miller (#7 - 2022)

3. Review and approval of Minutes – June 1, 2022 (sent separately)

a. Motion: I move to approve the Planning Commission minutes from June 1, 2022.

4. Housing Action Plan Recommendations – setbacks, lot coverage, parking, access, building size

The goal of the August Planning Commission meeting is to review these and prioritize which housing 
recommendation/s are reviewed first.

5. Alley Planning Update (no materials)

6. Future Meeting Considerations –

a. Housing Action Plan Recommendation for cottage housing, manufactured housing, condominiums, 
other

7. Open Discussion Items, at the Chair’s discretion

8. Adjournment 

All Planning Commission meetings are open to the public 

https://zoom.us/j/99929491100?pwd=b1ZqSUtLNGR3STd1TmNHWndCcDFaQT09
https://us02web.zoom.us/u/kOFTNV2hD
https://cityofleavenworth.com/documents/2022-planning-commission-docket
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Development Standard considerations were addressed in the HAP recommendations #2-5 & 8. 

 

Each one of these housing recommendations have a potentially different benefit and recommended 
implementation steps, see below. The goal of the August Planning Commission meeting is to review 
these and prioritize which housing recommendation/s are reviewed first.   

Purpose of reviewing development standards is to give developers more design flexibility which may 
enable them to reduce cost of site development and construction, especially for housing, affordable 
housing, diverse housing types and other missing-middle housing types (which may otherwise 
marginalize project feasibility and affect the affordability of the units). Additionally, making uniform 
standards and streamlining processes will foster regulations that are easier to understand, administer 
and use for both the city and developers.   
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Strategy 2. Review use-specific minimum lot size requirements for RL zones to 
encourage a greater diversity of housing sizes and types. 
Incentivizing smaller homes can expand opportunities for homeownership to a wider range of 
households. Reducing lot sizes for specific uses (e.g., duplexes) can improve the efficient use of land and 
increase housing affordability. Smaller homes and smaller yards support aging in place as older adults 
typically live in smaller households (1 – 2 people) and may prefer yards that take less time and effort to 
maintain. In addition, many existing homes in Leavenworth are on lots smaller than the zoning district’s 
minimum lot size. 
 
Benefits 

• Increasing housing supply. 
• Increasing housing diversity where it incentivizes homes smaller than what the market is 

currently delivering. 
• Increasing entry-level homeownership options. 
• Increasing moderate-income rental housing options. 
• Increasing walkability of residential neighborhoods where new development stimulates demand 

for local services within walking distance. 
• Reducing urban sprawl. 

Implementation Steps 
• Further refine policy objectives to inform parameters or conditions for smaller lot sizes. 
• Review the mix of lot sizes within existing zones to ensure compatibility with neighborhoods or 

appropriate transitions to more intensive land uses. 
• Prioritize areas within walking or biking distance to services. 
• Consider opportunities for combining with the City’s zero-lot-line regulations (LMC 12.24.090 D) 

to ensure sufficient private open space. 
• Consider implications for smaller lot sizes in conjunction with adjustments made to parking and 

driveway access. 
 
Strategy 3. 
Evaluate the establishment of a maximum building size in RL zones. 
Current market dynamics favor building homes that maximize the development capacity of the lot. 
Larger homes are more profitable for developers to build because the marginal cost of each additional 
square foot is less than the price premium upper income households will pay. Community feedback has 
indicated concerns over the scale of new development in size and bulk relative to existing development 
and that it conflicts with the city’s need for more affordable housing options. Placing upper limits on the 
relative size of houses in residential areas through the establishment of a maximum floor area ratio 
(FAR) could address these concerns. FAR is a ratio of the total internal floor area of a building compared 
to the area of the site. (For example, a 2,000 square-foot house on a 6,000 square-foot lot would have a 
FAR of 0.33.) Establishing a maximum FAR for residential properties would limit the size of buildings in 
proportion to the size of the lot. 
 
Benefits 

• Limiting house size could improve the affordability of homeownership, but it is unlikely to 
support entry-level homeownership. 

• Preserving existing neighborhood character. 
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• Reducing greenhouse gas emissions per occupant (larger houses consume more resources to 
house fewer people). 

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

Implementation Steps 
• Assess size trends in recent development to further refine policy objectives. 
• Consider if any area in Leavenworth merits preservation of its historical scale of development. 
• Evaluate establishing a maximum floor area ratio (FAR) for development in specific zones or 

under specific conditions. 
 
Strategy 4 & 5. 
4. Increase flexibility in driveway and on-site parking requirements to 
accommodate a greater variety of housing types. 
5. Consider allowing one driveway or curb cut per dwelling unit under specific 
conditions. 
An exploration of allowing a greater diversity of housing options in Leavenworth’s residential zones 
found that regulatory barriers associated with parking and access significantly reduced their feasibility 
(See Policy Assessment). To meet the goals of infill development and housing diversity, we recommend 
examining parking and access requirements to assess whether they are putting undue limitations on the 
development of smaller houses in a greater variety of configurations. The goal is to better accommodate 
a greater variety of housing sizes without undue impacts to the City’s other policy objectives. For 
example, allowing one driveway per street frontage would allow a duplex on a corner lot to have a 
driveway for each unit, as long as they front different streets. Allowing two drives would enable a duplex 
to move vehicle access to the sides of the building to improve the curb appeal. 
 
Benefits 

• Increasing housing supply. 
• Increasing housing diversity. 
• Increasing affordable homeownership. 
• Increasing moderate-income rental housing. 
• Aligning the City’s policies across objectives such as pedestrian improvements, parking 

management, and housing. 
• Potentially clarifying the purpose and conditions for alley access. 
• Greater standardization in parking and access requirements across housing types and districts. 

 
Implementation Steps 

• Asses the current utilization of on-street parking across neighborhoods to determine areas 
where parking conflicts are less likely. 

• Consider improved street design and management of on-street parking for pedestrian safety. 
• Evaluate impacts of increasing density on vehicle access need. 

 
 
Strategy 8. 
Reexamine setbacks, parking, access, and lot coverage requirements of 
accessory dwelling units (ADU) to incentivize infill development. 
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The City’s ADU regulations have increased the diversity of housing supply in Leavenworth. ADUs create 
additional housing capacity in existing neighborhoods with limited impacts on the existing 
neighborhood.  ADUs offer an affordable housing option because they are less costly to construct than 
single-family homes due to their smaller size. However, ADUs can still represent a significant additional 
cost that is not feasible for all homeowners. 
 
The Policy Assessment found that parking and vehicle access requirements for siting ADUs on existing 
single-family sites pose significant challenges for ADUs when they are not incorporated into the site 
design when the primary home is constructed. The code requires dedicated off-street parking for ADUs 
and configuring additional vehicle access on existing properties may not be feasible, depending on 
individual site characteristics. In addition, properties may not have adequate open space to construct a 
new ADU in compliance with setback and lot coverage requirements. 
 
To meet the goals of infill development and housing diversity, we recommend examining parking, 
access, and lot coverage requirements to assess whether they are putting undue limitations on ADUs. 
We also recommend long-term monitoring of ADU production and resale values of homes with ADUs to 
determine if use as short-term rentals is limiting the ability of ADUs to meet the housing needs of 
community members. 
 
Benefits 

• Increasing housing supply. 
• Increasing housing diversity. 
• Increasing affordable homeownership when the rental income of the ADU provides the income 

necessary to support the financing of the primary residence. 
• Increasing lower cost rental housing in single-family neighborhoods. 
• Increasing senior housing. 
• Increasing housing for very low-income or small households. 

 
Implementation Steps 

• Collaborate with homeowners and prospective ADU developers to balance meeting housing 
needs with neighborhood impacts. 

• Assess the current utilization of on-street parking across neighborhoods to determine areas 
where parking conflicts are less likely. Consider reducing parking requirements when on-street 
parking is utilized under a specified threshold. 

• Consider the role of street improvements for pedestrian safety. 
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