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Community Development Ordinance Audit 
JOINT WORK SESSION #6 , OCTOBER 12, 2022

Agenda
 › Project update – Status and schedule (Marcy) 

 › Highlights and discussion of the three Code Audit 
“Digests” (Marcy) 

 › Additional detail Public Benefits Proposal (Jeff) – 
Including additional detail and new and refined 
definitions for Legacy Tree, Legacy Tree Canopy, 
and Lot Coverage

 › Recommended methodology for 2023 Code 
Rewrite (Marcy)

 › Addressing wetlands in the 2023 Code Rewrite 

MARCY MCINELLY, AIA, URBSWORKS, AND KEITH LIDEN
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2

Code Audit Update



3

Ci
ty

 o
f C

an
no

n 
Be

ac
h,

 O
re

go
n 

 | 
 C

om
m

un
ity

 D
ev

el
op

m
en

t O
rd

in
an

ce
 A

ud
it 

 | 
 Jo

in
t W

or
k 

Se
ss

io
n 

 | 
 W

ed
ne

sd
ay

 0
7 

Se
pt

em
be

r 2
02

2 
 | 

 U
rb

sw
or

ks
 a

nd
 K

ei
th

 L
id

en

3

Key dates in the project timeline
 › The Code Audit project includes four tasks scheduled to be 
completed before the end of 2022

Code Audit Project Update 

Status and schedule

 

Urbsworks, Inc  | Portland Oregon USA | 503 827 4155 | www.urbsworks.com 

 

Date    05 October 2022 

Subject   Cannon Beach Community Development Ordinance (CDO) Audit Project 

To   FILE 

From   Marcy McInelly AIA, Urbsworks, Inc. 

CODE AUDIT PROJECT UPDATE 

Project timeline 

Oct 2021– Mar 2022 April – June 2022 * 
Initiate 

Technical 
Review of 
Concepts 

(July) 

July – September  
2022 

August – December 
2022 

Task 1 – Code Audit  Task 2 – Preliminary 
Concepts 

Task 3 – Refined CDO 
Concepts 

Task 4 – Final CDO 
Recommendation 

× Joint Session #2 / #3 
× Introduction to 

project 
× Status of Track 1 

amendments 
× Code audit findings 
 

Joint Session #4 

× Review code 
concepts 
× Form based 

approaches 
× Clear and objective 

criteria for village 
character 
× Village character 

public survey results 
 

× Joint Session #5 
× Provide feedback on 

refined code 
concepts  

× Joint Session #6 
× Review CDO 

recommendations 
report 

 
Nov / Dec:  
Consultants prepare 
final audit report 

 

PROPOSED 2023 CODE REWRITE SCHEDULE 

Schedule Jan-Apr 2023 
Revisions may extend into adoption 
process 
4 -6 months 

May-Jun 
 
2 months 

Jul-Aug 
 
2 months 

Sep-Oct 
 
2 months 

Nov-Dec 
 
2 months 

Code Rewrite 
Project 

Consultants prepare Code Rewrite 
Adoption Draft  

Four-step process (some steps may be 
concurrent)   

Code Rewrite Adoption process 

Planning Commission City Council 

Work 
Session Hearing Work 

Session Hearing 

 

Accelerated 
Amendments 

Public Benefits – provision may be adopted within 
early 2023 
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Meetings and activities 2021-22
 › Community and Joint Commission engagement has included (or will 
include):

 › Six Joint Commission work sessions 

 › A Village Character survey for the Joint Commission (this survey was 
also shared with the community)

 › A Village Character Visioning Work Session with the Joint Commission

 › Meeting(s) with the Code Audit Advisory Committee (CAAC) – city 
staff representing code enforcement, building permit, emergency 
responders, public works, attorney

 › Project Management meetings with consultants and staff

 › Site tours

 › Interviews

 › Packets, digests, draft recommendation

Status and schedule

This is the final Joint Work Session
Nov / Dec: Consultants prepare final audit report
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1
CDO 
Reorganization

2
Decision-Making 
Procedures

Three 
 Code Audit digests

3
Public Benefits 
Proposal
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 › Code audit and future code rewrite focus: Titles 16 (Subdivisions) and 
17 (Zoning)

 › Step #1: Eliminate repetition, such as definitions and descriptions of 
procedures that are repeated across sections

 › Step #2: Group relevant sections of Title 16 and Title 17 together

 › Step 2 is a policy-neutral change that will economize the number of 
amendments that will need to be updated and reviewed by the PC and 
CC

CDO Reorganization
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› Proposed reorganization takes the 91 chapters and subchapters of
the two Titles (16 and 17) and places them into seven articles that are
grouped according to like topics.

› Example: Place all land use zones into a single section (Article III)

› Introductory language and tools such as tables and graphics are shared
not duplicated.

› Code reorganization is an important provisional/first step in the code
rewrite project proposed for 2023 that will save time and effort for
Commissioners, public and staff.

CDO Reorganization
continued
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Issues
› Current procedures subject development applications to a review process

that is not predictable or intelligible by reading the current code

› The process lacks precision to match the magnitude of an application
with an appropriately sized procedure (for example, setting design
review for a 4” extension of eaves on the same plane as a three lot
combination)

› The current code is often imprecise about who is responsible for various
code provisions, e.g. “The City” instead of “Community Development
Manager” or “Planning Commission”

Result
› Unnecessary complexity, cost, and uncertainty (especially for simple/

inconsequential applications); and 

› Review bodies have their time monopolized with minor planning 
applications 

Decision-Making 
Procedures
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Decision-Making 
Procedures

Recommendation – 
› Formally institute a 4-tiered review structure with a clear description of 

the process and approval authority for each:

› Type I Ministerial

› Type II Administrative

› Type III Quasi-Judicial

› Type IV Legislative 

Next Steps
› Step 1: Categorize Land Use Applications according to current 

practice

› Step 2: Match procedure type with application scale and complexity

› Step 3: Appropriate approval criteria for each application type

continued
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*Public Benefits 
Proposal

› The Code Audit objectives:

› Identify ways in which the comprehensive plan can better live up to its intent

› Dial in the development code to better implement the comprehensive plan goals (“Closing
the Two Gaps”)

› One original motive for code audit: External development pressures
and the increasing average home size of homes built since the 1990s
beyond 2,000 sf.

› At the same time, the public identified priorities including workforce
housing, historic preservation, and environmental preservation
including legacy trees

› These priorities have been identified by the community for more than a
decade, but making progress on them has proved incredibly challenging

› Example: Workforce housing – articles from as far back as 2014 list
workforce housing as an urgent community need.

› Meanwhile, housing affordability is a regional and national housing
crisis
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*Public Benefits 
Proposal

 › There are steps that can be taken locally to come closer to community 
goals

 › Public Benefits Proposal moves beyond political gridlock to address 
tradeoffs

 › Addresses the preference among some property owners for larger 
homes while balancing this desire with public benefits

 › Small increases in home square footage will be offered in exchange 
for public benefits 

 › Allows Cannon Beach to move forward on the stated priorities 

 › The public benefits is proposed to be an accelerated fix which could 
be adopted sooner than the fixes which are the end result of the code 
rewrite

continued
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*

*

 
 

4 

Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com 

 

10,000 square foot lot 

   

Development allowed today 

× Lot size: 10,000 sf (shown in green) 
× Existing setbacks shown (transparent shape) 
× Current FAR (white shape): total = 5,000 sf 

Proposed FAR Reduction 

× Lot size: 10,000 sf  (shown in green) 
× Existing setbacks shown (transparent shape) 
× Reduced FAR (white shape): total = 3,500 sf 

Dark line in rear setback indicates reduced FAR  

With FAR Bonus in exchange for public benefits 

× Lot size: 10,000 sf  (shown in green) 
× Existing setbacks shown (transparent shape) 
× Reduced FAR (white shape): total = 3,500 sf + 

600 sf = 4,100 sf 
 

5,000 square foot lot 

   

Development allowed today 

× Lot size: 5,000 sf (shown in green) 
× Existing setbacks shown (transparent shape) 
× Current FAR (white shape): total = 3,000 sf 

Proposed FAR Reduction 

× Lot size: 5,000 sf  (shown in green) 
× Existing setbacks shown (transparent shape) 
× Reduced FAR (white shape): total = 2,500 sf 

Dark line in rear setback indicates reduced FAR 

With FAR Bonus in exchange for public benefits 

× Lot size: 5,000 sf  (shown in green) 
× Existing setbacks shown (transparent shape) 
× Reduced FAR (white shape): total = 2,500 sf + 

600 sf = 3,100 sf 
 

 

Recommended 
Public Benefits 
Proposal – 
Illustrations
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Public Benefits provision – additional detail
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16

2023 Code Rewrite 
Work Program and Schedule
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17

Step 1 –  Policy-neutral re-organization + Policy-neutral 
classification of all review procedures

Step 2 –  Identify potential list of amendments to 
code provisions, including policy and form 
amendments

Step 3 –  Prioritize code amendments, including policy 
and form amendments

Step 4 –  Produce code amendments for adoption 
process (adoption-ready amendments)

No change in existing provisions or requirements during the first step, but 
duplication would be eliminated and procedure types would be clarified

Code rewrite 2023

*

*
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Code rewrite 2023

Urbsworks, Inc | Portland Oregon USA | 503 827 4155 | www.urbsworks.com

Step 1 – Policy-neutral re-organization + Policy-neutral classification of all review procedures

Step 2 – Identify potential list of amendments to code provisions, including policy and form amendments

Step 3 – Prioritize code amendments, including policy and form amendments

Step 4 – Produce code amendments for adoption process (adoption-ready amendments)

PROPOSED 2023 CODE REWRITE BUDGET

Schedule Jan-Apr 2023 
Revisions may extend into adoption 
process 
4 -6 months

May-Jun 

2 months

Jul-Aug 

2 months

Sep-Oct 

2 months

Nov-Dec 

2 months

Code Rewrite 
Project 

Code Rewrite Adoption process 

Planning Commission 

Hearing Hearing 

 

Consultants prepare Code Rewrite 
Adoption Draft  

Four-step process (some steps may be 
concurrent)   

 

Work 
Session 

 

City Council 
Work 
Session 

 

Schedule Jan-Apr 2023
4 months

May-Jun
2 months

Jul-Aug
2 months

Sep-Oct
2 months

Nov-Dec
2 months

Phase / Task Code rewrite adoption draft
(4 steps, see below)

Adoption

Planning Commission City Council

Work Session Hearing Work Session Hearing

Ballpark 
budget $ 45-65,000 $ 25-40,000 $ 15-25,000

Schedule
 › Four- to six-month month draft rewrite, followed by

› Six- to eight-month adoption process
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Gaps in the system 

What the Comprehensive Plan says

Versus

Perceptions about what it says
› Example: Village character

What the Comprehensive Plan mandates

Versus

What the zoning code implements
› Example: Downtown parking

Questions?
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Example
When a small downtown site must 
provide parking all of its parking on 
site, results are not compatible with 
village character

Village Character

Main Street

new commercial 
building

existing 
commercial 

building

existing 
commercial 

building

new commercial 
building

Main Street

existing existing 
commercial commercial 

buildingbuilding

existing 
commercial 

building

PROPERTY LINE

PR
O

PE
RT

Y 
LI

N
E

PR
O

PE
RT

Y 
LI

N
E

planted area

parking area

Gaps in the system 

What the Comprehensive Plan mandates versus what the zoning code implements

Example: Downtown parking
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LEARN

(Source: Centre for Ageing Better.)

“Being a snowbird in a house with 2,400 square feet for me, my cat, and
my dog felt insane.”

Brenda Baron* knew that her house in Tsawwassen, British Columbia, was too large. She also knew that 
her niece’s family had been sideswiped by a sudden spike in housing prices in the Lower Mainland of 
British Columbia and was struggling to find a suitable home in the area. 

Fortunately, Baron was able to do something that most older adults wish they could do in our city: She 
sold a 50% interest in her property to her niece and used the proceeds of the sale to construct a 
modern, ground-oriented home for herself adjacent to the older, “main” house. She downsized without 
moving to another neighborhood and she opened up an ideal place for her niece and her family to live. 

This would be a normal and prudent occurrence in many communities around the world. However, the 
city of Delta and most cities and towns across North America have made it nearly impossible to do what 
Baron did. 

The city of Delta does not allow people to live in a secondary structure on a single property, unless the 
property is specifically zoned to include a coach house within a very narrow set of confines. Yes, you can 
build a house for a golf cart or a pool house for your pool, but the moment those detached structures 
are habitable for people, the law says no. The Suburban Experiment has left us with a legacy of laws that 
strip away freedoms from property owners and deprive us of opportunities to introduce more housing 
into our neighborhoods in the least intrusive way possible. 

The Dilemma for Older Homeowners

A growing number of older adults face a difficult choice: Remain in their outsized homes or move to 
condos that do not provide them with the desirable features of their home that they’ve become 
accustomed to. Consequently, in a 2020 report about Delta’s housing needs, over 70% of older adults in 
Delta strongly identified with the statement that their homes are too large, but they have nowhere else 
to go. Tellingly, in the broader population, “only 30% of [survey] respondents think they will need a 
single-detached house in 20 years,” even though 77% of housing in Delta is comprised of single-
detached houses.

Many retirees in Delta and cities like it would like to downsize, but don’t like their options. 

(Source: “City of Delta Housing Needs Assessment Report.”)

An Unexpected Choice

Due to a quirk in the construction of her home, Baron was able to construct a mostly detached home 
while still being able to meet requirements. How? The foundation of the main house extended to 
include an adjacent tool room, and this meant that Baron could create a home that was technically 
“attached,” even though the untrained observer would think they were looking at two homes on one 
property. 

In municipal planning lingo, Baron had the choice and freedom to create an accessory dwelling unit 
(ADU) that met her needs, benefited her niece and her family, and provided her with security of tenure 
in a place of her own choosing in a neighborhood that was familiar to her. 

Baron ensured that her contractor built her ADU to meet universal design standards. She enjoys a 
ground-oriented entrance, curbless shower, wide hallways that are readily accessible with a wheelchair 
or walker (should the day come when she needs either), and windows on all four sides to brighten her 
living space. She gardens when she wants to, travels whenever she feels like it, and encourages all her 
friends in similar circumstances to do the same. 

“It’s made my life much more flexible for traveling. I worry a lot less about
security, and I have less space to worry about. It’s been serendipitous!”

Allowed by Loophole Versus Allowed by Right

It’s no accident that I met Baron at a meeting for Del-POP (Deltans for People-Oriented Places), our 
Strong Towns Local Conversations group in Delta, British Columbia. As she told her story, I was 
intrigued because she’d stumbled across a way to get what so many people wanted. Baron’s experience 
made her realize that what she was allowed to do by means of a concrete loophole was something 
that everyone should be allowed to do by right.

When Baron invites her friends to her perfectly 
sized home, they often want to do something 
similar with their home. Unfortunately, though, 
the city of Delta (along with nearly every other 
municipality in North America) forbids the 
construction of detached accessory dwelling 
units. The path that Baron took is closed off to
her friends, and this is a major source of 
frustration for them and other people in their 
shoes. “[My experience] sparked my resolve to 
see more free-standing, ground-oriented units in 
Delta,” said Baron. “But the city’s requirement 
that a secondary dwelling be attached to the main 
structure is a huge hang-up that needs to go 
away.” 

We need to open up our zoning bylaws to allow more people to flourish on their own properties, in 
homes that meet their needs. Allowing detached accessory dwelling units to be constructed, along with 
a broader commitment to incremental development across the board, would go a long way toward 
allowing people to age in place.

Baron’s Advice for People Wanting to Build a 
Detached Accessory Dwelling Unit

1. Hire a good designer who knows how to push up against the limits of the existing zoning bylaw. 

2. Be proactive with City Hall officials who can sometimes err when it comes to parking 
requirements and setbacks for secondary structures. 

3. Enter into a sales agreement for a percentage of your property with people you trust and have 
confidence will be good neighbors. 

4. It is wise to take out a life insurance policy for the primary income earner(s) if a sudden loss of 
earnings would make it difficult for them to meet their obligations to pay their mortgage on their 
portion of the property. 

5. Design your home with aging in mind and follow the best practices of universal design. Your 
future self will thank you.

*Brenda Baron is a pseudonym for a Delta resident whose name has been changed to protect her identity.
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No place for workers to live?
Whidbey Island town aims to
fix that
OCT 06, 2022 at 3:13 PM

BY

Why you can trust KUOW news

In recent years, the small Whidbey Island town of Langley has rolled out a slew of
zoning reforms, meant to encourage the production of new homes.

It offers a model for the rest of Washington state.

But it's also brought up big questions for residents about what they want their
community to be.

In Langley, Washington, on Whidbey Island, there sits a cluster of nine tiny homes. They’re
all on the same piece of property. And right now they’re only about half built. But they’re
cute.

They’re gathered around an open space in the middle. It kind of feels like a circle of covered
wagons on the Oregon Trail.

Deborah Hedlund is helping to build them. She gives a tour of the one that’s furthest along.

“It’s a complete kitchen with an oven," Hedlund said. "It has a shower and complete bathroom.
And this is the bedroom. And a queen-sized bed will fit in here. Or you can put in a bunk bed
if you have a kid.”

Hedlund’s a retired judge and a volunteer with a group of churches that are building the tiny
home village.

They’re kind of like the tiny houses you’d see in a homeless camp in Seattle, but about 2.5
times bigger, and built to last with concrete foundations. She says Langley is facing the same
problem as lot of Washington – a shortage of workers.

“So the people that wash our dishes and serve us food can’t afford to live here,” she said. “And
we thought that was criminal. And there are all kinds of businesses that have closed, because
they can’t get workers. And the ferry has gone up, so commuting is not a great option.”

But, Langley’s response looks different from most other parts of the state.

Langley sees the worker shortage as a housing problem. The average rent is way too high for
people earning $15 to $25 an hour.

"Restaurants in general are really struggling. But I think here on Whidbey Island in Langley,
our biggest barrier is the housing, lack of affordable housing for the workforce," said Jenn
Jurriaans, owner of two restaurants and a bakery in Langley.

These tiny homes are a small part of the solution. They’re possible because of a slew of
zoning changes the city rolled out in the last few years.

These changes have a lineage that can be traced back to an idea that’s been developing in
Langley for 30 years: That homes are getting too big, and maybe we could live comfortably in
smaller homes if we had strong communities around us.

How Langley fell in love with cottages

So here’s a quick historical sidebar.

Back in the 1990s, Langley tried an experiment. They allowed cottage-style developments.

That style of development was inspired by an old 1916 project in Seattle called the Pine Street
Cottages, a collection of postage-stamp sized cottages arranged around a central courtyard.
You can still visit them.

These are a common sight in Los Angeles, for example. They’re called “bungalow courts”
there, little houses that share yards and are much closer together than your average single-
family home. Charlie Chaplin built several of them. But they were mostly built in the early
20th century, not in the 1990s.

So Langley made it legal to build those cottages, and a Langley architect named Ross Chapin
designed the first one.

It got a lot of press, because it’s different. At a time when American homes were getting
bigger and bigger, the small homes bucked the trend and seemed cute. And the tiny little
park in the middle gave the development a sense of community.

The project made Langley famous... at least among urban planners.

“I guess we were really kind of paving the way for the cottage housing development – we
were one of the first communities in the country to do our cottage housing code,” said
Meredith Penny, the community planning director with the City of Langley.

The changes were made long before Penny came to her position. But she still gets inquiries
around the country, from other planners, asking how it is implementing the cottage code,
and what lessons she has learned.

Langley also allowed accessory dwelling units and made a few other changes that increased
density. But these changes were not enough to bring down the cost of housing to a level that
people working in Langley could afford.

Density brings down the cost of housing, or at least constrains the rise in housing costs.
Scientific research on the topic is fairly settled. But the findings are hard to accept because
they go against what we see in front of us every day.

High demand, low supply

The problem we face all over this region is that for years and years, we’ve added jobs faster
than we’ve added homes. And so, even though we’re adding density, which spreads the high
cost of land across more people, prices continue to rise dramatically.

On Whidbey Island, this problem is amplified even more.

Inge Morascini, the head of the Chamber of Commerce in Langley, says the reasons are many:

“We have a great many people coming from California, because they’re escaping areas that
are becoming uninhabitable, or becoming difficult to inhabit,” Morascini said.

One of the guys helping build the tiny house village in Langley lost his home and his tools in
a California wildfire and moved to Whidbey Island. He drove past the tiny house village site
one day, stopped to ask about the project, and signed up as a volunteer.

All these people coming to Whidbey Island compete for housing with people in Langley
earning $15 to $25 an hour. That’s taken what used to be inexpensive housing off the table.

And meanwhile, Whidbey Island is barely building any new housing, in part because there
are very few places that have a sewer system. Langley is one of the few spots that does have a
sewer.

Retirees, remote workers, vacation rentals, Californians – that’s a lot of people competing
for that infrastructure and space.

Jasper Hein is a manager at the Saltwater Fish House and Oyster Bar in Langley. He makes
about $75,000 a year. He and his wife are living in a trailer on his parents’ property.

They had wanted to buy some land and settle down, but they can’t find a place they can afford.

“You know, there’s this lifestyle of living in a tiny home, or in a trailer," Hein said. "And it
seems so cool and my wife and I often say, ‘Sure, buy a trailer. It will be fun, they say.’ But it
also has its difficulties, I would say.”

For example, he frequently has to fill a 35-gallon tank full of sewage and wheel it over to his
parents’ septic system.

“And you question your sanity sometimes when you’re doing that every single week,” Hein
said.

Then there’s the fact that he’s been married for eight years, he’s 37 years old, and he’s
essentially still living with his parents.

“But it’s also allowed us to stick around,” he said. “Because otherwise I would have been
priced off the island, I would have been one of those people that said, ‘We can’t live here,
there is no place for us to live and there goes… I think I’m a pretty good asset to our
community here. And unfortunately, it’s a tough place to stick around.”

Hein provides a necessary service as part of the restaurant industry. His family lives nearby.
Plus, he was named Mr. South Whidbey in a male beauty pageant in 2021. It was just a goofy
fundraiser, but it highlights the fact that strong family and community connections aren’t
enough to make someone feel they belong.

Beyond cottages: Langley’s recent response to the housing
crisis

In recent years, Langley started expanding on the idea of cottage developments, and began
allowing a wider range of sizes of buildings around shared open space. The tiny home village
under construction is an example of that. At the request of the churches behind this
development, the city updated the cottage code to allow tiny homes. Because the homes are so
small, they’re less expensive to build. The code allows 10 of them on the same property.

But that’s not the only change that Langley made. Another recent change to the zoning –
again, inspired by the cottage development model – lets you build a collection of small
apartment buildings around a shared open space.

Meredith Penny, the head planner in Langley, describes a piece of property that’s probably
going to be developed under the new zoning rules.

It’s a grassy field across the street from a laundromat. She explains what the old and new
rules make possible on that land.

“So under the old code, with the two parcels, you likely could have done a duplex on each of
them with an ADU behind. So you’d have maybe six units” on two 5,000 square foot parcels,
Penny said.

“And under the [new] multifamily infill code, you could probably get closer to 12 to 15 units,"
she said. "We allow townhomes, duplexes, triplexes, and then it goes more dense,
multifamily houses, multifamily courtyard.”

They’re allowing this on land that was previously zoned for just single-family homes. That
particular law recently earned Langley a “smart growth award” from Washington’s
governor.

“Folks are realizing that we need to house more people here – and how can we do it in our
city limits on existing infrastructure in a way that’s more sustainable,” Penny said.

Density alone is not enough to create affordability

At the tiny house village, the homes are affordable because the area’s churches have
subsidized their cost. Residents will pay no more than a third of their income on rent.

And that grassy field where up to 12-15 homes could go – Penny says the nonprofit
organization that plans to develop the site intends to put 100% affordable homes there.

These projects are affordable because someone is helping make them affordable. Without the
aid of these nonprofits though, they would not be affordable.

That’s because there’s a painful truth in Langley, and in communities all over our region.
And that is, for all the density you add, demand is far outstripping supply, and material and
labor costs are still rising.

This leaves us with a big problem: The free market will not build homes that are affordable
enough for people making $15 to $25 an hour.

This is something the Langley architect Ross Chapin has become obsessed with lately, how to
make homes at a big enough scale that they can be affordable for workers with modest
incomes.

Chapin says it's not only low-income workers that cannot afford to buy homes in Langley
today. It's people earning up to 150% of area median income.

So is he saying you have to be rich to buy a home in Langley today?

"Absolutely," he said. "And I wish it were different. I’m just exasperated when I find: We can’t
build small, simple, beautiful homes, for regular folks. Langley is really working at filling
out the toolbox with approaches to help crack the nut. It’s just that it’s not enough.”
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This tiny house village (called Tiny Houses in the Name of Christ) is being built under new zoning rules in Langley, Washington. Bottom left is
Deborah Hedlund.
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Deborah Hedlund pulls a wheelbarrow at the "THINC" tiny house village in Langley.
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Jenn Jurriaans at Prima Bistro in Langley.
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Seattle's 1916 Pine Street Cottages, photographed in 1992.
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View of the central open space in a Langley cottage development.

CREDIT:  KUOW PHOTO/JOSHUA MCNICHOLS

Langley has a long history of allowing multiple families to split the high cost of land.

A lot of people are retiring there.•
A lot of people have second homes there, or have moved there permanently to work remotely
for tech companies.

•

About 3 percent of the homes there have been converted to Airbnbs.•
And finally, climate refugees are moving there.•
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Jasper Hein the restaurant where he works.
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Landscape plan for the tiny house village in Langley. Eventually they had to reduce the home count to 9 plus a laundry facility, as the existing
home must count as one of the units.
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Meredith Penny is Langley's head planner/
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Pedestrians look at flowers and shop in downtown Langley.
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No place for workers to live?
Whidbey Island town aims to
fix that
OCT 06, 2022 at 3:13 PM

BY

Why you can trust KUOW news

In recent years, the small Whidbey Island town of Langley has rolled out a slew of
zoning reforms, meant to encourage the production of new homes.

It offers a model for the rest of Washington state.

But it's also brought up big questions for residents about what they want their
community to be.

In Langley, Washington, on Whidbey Island, there sits a cluster of nine tiny homes. They’re
all on the same piece of property. And right now they’re only about half built. But they’re
cute.

They’re gathered around an open space in the middle. It kind of feels like a circle of covered
wagons on the Oregon Trail.

Deborah Hedlund is helping to build them. She gives a tour of the one that’s furthest along.

“It’s a complete kitchen with an oven," Hedlund said. "It has a shower and complete bathroom.
And this is the bedroom. And a queen-sized bed will fit in here. Or you can put in a bunk bed
if you have a kid.”

Hedlund’s a retired judge and a volunteer with a group of churches that are building the tiny
home village.

They’re kind of like the tiny houses you’d see in a homeless camp in Seattle, but about 2.5
times bigger, and built to last with concrete foundations. She says Langley is facing the same
problem as lot of Washington – a shortage of workers.

“So the people that wash our dishes and serve us food can’t afford to live here,” she said. “And
we thought that was criminal. And there are all kinds of businesses that have closed, because
they can’t get workers. And the ferry has gone up, so commuting is not a great option.”

But, Langley’s response looks different from most other parts of the state.

Langley sees the worker shortage as a housing problem. The average rent is way too high for
people earning $15 to $25 an hour.

"Restaurants in general are really struggling. But I think here on Whidbey Island in Langley,
our biggest barrier is the housing, lack of affordable housing for the workforce," said Jenn
Jurriaans, owner of two restaurants and a bakery in Langley.

These tiny homes are a small part of the solution. They’re possible because of a slew of
zoning changes the city rolled out in the last few years.

These changes have a lineage that can be traced back to an idea that’s been developing in
Langley for 30 years: That homes are getting too big, and maybe we could live comfortably in
smaller homes if we had strong communities around us.

How Langley fell in love with cottages

So here’s a quick historical sidebar.

Back in the 1990s, Langley tried an experiment. They allowed cottage-style developments.

That style of development was inspired by an old 1916 project in Seattle called the Pine Street
Cottages, a collection of postage-stamp sized cottages arranged around a central courtyard.
You can still visit them.

These are a common sight in Los Angeles, for example. They’re called “bungalow courts”
there, little houses that share yards and are much closer together than your average single-
family home. Charlie Chaplin built several of them. But they were mostly built in the early
20th century, not in the 1990s.

So Langley made it legal to build those cottages, and a Langley architect named Ross Chapin
designed the first one.

It got a lot of press, because it’s different. At a time when American homes were getting
bigger and bigger, the small homes bucked the trend and seemed cute. And the tiny little
park in the middle gave the development a sense of community.

The project made Langley famous... at least among urban planners.

“I guess we were really kind of paving the way for the cottage housing development – we
were one of the first communities in the country to do our cottage housing code,” said
Meredith Penny, the community planning director with the City of Langley.

The changes were made long before Penny came to her position. But she still gets inquiries
around the country, from other planners, asking how it is implementing the cottage code,
and what lessons she has learned.

Langley also allowed accessory dwelling units and made a few other changes that increased
density. But these changes were not enough to bring down the cost of housing to a level that
people working in Langley could afford.

Density brings down the cost of housing, or at least constrains the rise in housing costs.
Scientific research on the topic is fairly settled. But the findings are hard to accept because
they go against what we see in front of us every day.

High demand, low supply

The problem we face all over this region is that for years and years, we’ve added jobs faster
than we’ve added homes. And so, even though we’re adding density, which spreads the high
cost of land across more people, prices continue to rise dramatically.

On Whidbey Island, this problem is amplified even more.

Inge Morascini, the head of the Chamber of Commerce in Langley, says the reasons are many:

“We have a great many people coming from California, because they’re escaping areas that
are becoming uninhabitable, or becoming difficult to inhabit,” Morascini said.

One of the guys helping build the tiny house village in Langley lost his home and his tools in
a California wildfire and moved to Whidbey Island. He drove past the tiny house village site
one day, stopped to ask about the project, and signed up as a volunteer.

All these people coming to Whidbey Island compete for housing with people in Langley
earning $15 to $25 an hour. That’s taken what used to be inexpensive housing off the table.

And meanwhile, Whidbey Island is barely building any new housing, in part because there
are very few places that have a sewer system. Langley is one of the few spots that does have a
sewer.

Retirees, remote workers, vacation rentals, Californians – that’s a lot of people competing
for that infrastructure and space.

Jasper Hein is a manager at the Saltwater Fish House and Oyster Bar in Langley. He makes
about $75,000 a year. He and his wife are living in a trailer on his parents’ property.

They had wanted to buy some land and settle down, but they can’t find a place they can afford.

“You know, there’s this lifestyle of living in a tiny home, or in a trailer," Hein said. "And it
seems so cool and my wife and I often say, ‘Sure, buy a trailer. It will be fun, they say.’ But it
also has its difficulties, I would say.”

For example, he frequently has to fill a 35-gallon tank full of sewage and wheel it over to his
parents’ septic system.

“And you question your sanity sometimes when you’re doing that every single week,” Hein
said.

Then there’s the fact that he’s been married for eight years, he’s 37 years old, and he’s
essentially still living with his parents.

“But it’s also allowed us to stick around,” he said. “Because otherwise I would have been
priced off the island, I would have been one of those people that said, ‘We can’t live here,
there is no place for us to live and there goes… I think I’m a pretty good asset to our
community here. And unfortunately, it’s a tough place to stick around.”

Hein provides a necessary service as part of the restaurant industry. His family lives nearby.
Plus, he was named Mr. South Whidbey in a male beauty pageant in 2021. It was just a goofy
fundraiser, but it highlights the fact that strong family and community connections aren’t
enough to make someone feel they belong.

Beyond cottages: Langley’s recent response to the housing
crisis

In recent years, Langley started expanding on the idea of cottage developments, and began
allowing a wider range of sizes of buildings around shared open space. The tiny home village
under construction is an example of that. At the request of the churches behind this
development, the city updated the cottage code to allow tiny homes. Because the homes are so
small, they’re less expensive to build. The code allows 10 of them on the same property.

But that’s not the only change that Langley made. Another recent change to the zoning –
again, inspired by the cottage development model – lets you build a collection of small
apartment buildings around a shared open space.

Meredith Penny, the head planner in Langley, describes a piece of property that’s probably
going to be developed under the new zoning rules.

It’s a grassy field across the street from a laundromat. She explains what the old and new
rules make possible on that land.

“So under the old code, with the two parcels, you likely could have done a duplex on each of
them with an ADU behind. So you’d have maybe six units” on two 5,000 square foot parcels,
Penny said.

“And under the [new] multifamily infill code, you could probably get closer to 12 to 15 units,"
she said. "We allow townhomes, duplexes, triplexes, and then it goes more dense,
multifamily houses, multifamily courtyard.”

They’re allowing this on land that was previously zoned for just single-family homes. That
particular law recently earned Langley a “smart growth award” from Washington’s
governor.

“Folks are realizing that we need to house more people here – and how can we do it in our
city limits on existing infrastructure in a way that’s more sustainable,” Penny said.

Density alone is not enough to create affordability

At the tiny house village, the homes are affordable because the area’s churches have
subsidized their cost. Residents will pay no more than a third of their income on rent.

And that grassy field where up to 12-15 homes could go – Penny says the nonprofit
organization that plans to develop the site intends to put 100% affordable homes there.

These projects are affordable because someone is helping make them affordable. Without the
aid of these nonprofits though, they would not be affordable.

That’s because there’s a painful truth in Langley, and in communities all over our region.
And that is, for all the density you add, demand is far outstripping supply, and material and
labor costs are still rising.

This leaves us with a big problem: The free market will not build homes that are affordable
enough for people making $15 to $25 an hour.

This is something the Langley architect Ross Chapin has become obsessed with lately, how to
make homes at a big enough scale that they can be affordable for workers with modest
incomes.

Chapin says it's not only low-income workers that cannot afford to buy homes in Langley
today. It's people earning up to 150% of area median income.

So is he saying you have to be rich to buy a home in Langley today?

"Absolutely," he said. "And I wish it were different. I’m just exasperated when I find: We can’t
build small, simple, beautiful homes, for regular folks. Langley is really working at filling
out the toolbox with approaches to help crack the nut. It’s just that it’s not enough.”
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This tiny house village (called Tiny Houses in the Name of Christ) is being built under new zoning rules in Langley, Washington. Bottom left is
Deborah Hedlund.
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Deborah Hedlund pulls a wheelbarrow at the "THINC" tiny house village in Langley.
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Jenn Jurriaans at Prima Bistro in Langley.
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Seattle's 1916 Pine Street Cottages, photographed in 1992.
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View of the central open space in a Langley cottage development.
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Langley has a long history of allowing multiple families to split the high cost of land.

A lot of people are retiring there.•
A lot of people have second homes there, or have moved there permanently to work remotely
for tech companies.

•

About 3 percent of the homes there have been converted to Airbnbs.•
And finally, climate refugees are moving there.•

CREDIT:  KUOW PHOTO/JOSHUA MCNICHOLS

Jasper Hein the restaurant where he works.

CREDIT:  THINC LANGLEY »

Landscape plan for the tiny house village in Langley. Eventually they had to reduce the home count to 9 plus a laundry facility, as the existing
home must count as one of the units.
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Meredith Penny is Langley's head planner/
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Pedestrians look at flowers and shop in downtown Langley.
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Neighbor 1: Resident for life
Eileen (73) is a long-time Cannon 
Beach resident of a modest two-story 
home that’s been in her family for two 
generations. She’s now retired and 
recently widowed. She wants to live in a 
smaller space...

Neighbor 2: Aspiring Resident
Nate (29) is a sculptor and works in 
a downtown restaurant. For now, 
the restaurant is his main income 
and he works full-time making 
$20/hour. To afford his own place 
in Cannon Beach, if he gets lucky, 
he would have to work 82 hours a 
week...

Gaps in the system 

What the Comprehensive 
Plan says versus 
perceptions about what it 
says

Example: Home for 
households from a variety 
of incomes and ages?



Addressing 
wetlands

Addressing wetlands in the 2023 Code Rewrite project

› Including categories of wetlands and classification by state agencies and
cities

› How wetlands within an urban growth boundary are regulated by the
state and cities

› Implications of deeper wetland buffer

› How this work could be added to the 2023 Code Rewrite project.



Thank you
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