ORDINANCE NO. 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF BONNEY
LAKE, PIERCE COUNTY, WASHINGTON, ADOPTING THE BONNEY
LAKE – SUMNER HOUSING ACTION PLAN.
WHEREAS, the City in partnership with the City of Sumner received Dgrant in 2019
from the Department of Commerce to prepare a joint housing action plan for the Cities of
Bonney Lake and Sumner; and
WHEREAS, the housing action plan was developed to achieve goal CD-10 of the
City’s comprehensive plan, Bonney Lake 2035, which provides that it is the City’s objective to
haveD variety of housing options that is affordable to all of Bonney Lake residents; and
WHEREAS, as part of the housing action plan the City prepared a housing needs
analysis which demonstrated that the City needs to develop a more diverse mix of housing types
and housing that is affordable to households making 80% or less of the household area median
income; and
WHEREAS, the housing action plan provides a number of strategies to address the
issues identified in housing needs assessment;
NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF BONNEY LAKE,
WASHINGTON, DO ORDAIN AS FOLLOWS:
Section 1. Findings of facts and conclusions. The findings of fact and conclusions
attached as Attachment A and the analysis contained in staff report attached as Attachment B are
adopted in full by the City Council in support of its decision.
Section 2. Housing Action Plan. The City Council adopts the Bonney Lake – Sumner
Housing Action Plan included as Attachment C.
Section 3. Effective Date. This Ordinance shall take effect five (5) days after its
passage, approval, and publication as required by law.
PASSED by the City Council and approved by the Mayor this WK day of -XQH, 2021.

___________________________
Neil Johnson, Mayor
AUTHENTICATED:
________________________________
Harwood T. Edvalson, City Clerk
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ATTACHMENT A
FINDINGS OF FACT AND CONCLUSIONS
Having considered in detail both the oral and documentary evidence received concerning the
update to the City of Bonney Lake’s critical area ordinance, the Bonney Lake City Council now
makes and adopts the following Findings of Fact and Conclusions:

FINDINGS OF FACT
Public Participation
1)

The City developed a Public Participation Plan to ensure public involvement in the
development of the Housing Action Plan as required by RCW 36.70A.600(2) and RCW
36.70A.140.

2)

The Public Participation Plan and a Project Charter were reviewed and adopted by the
Bonney Lake City Council under Resolution 2843 on June 23, 2020.

3)

As a portion of public participation a stakeholders group was developed. Members of
this group included representatives from local religious groups, nonprofit housing
advocates, local builders, the school district, community groups and community
representatives from both Bonney Lake and Sumner.

4)

The stakeholder group held three public meetings on July 22, 2020, September 30, 2020
and December 9, 2020. Recordings and documents from all public meetings were posted
on the project webpage.

5)

Facebook and twitter outreach and an online community forum were utilized to reach
additional community members.

6)

1,000 flyers were distributed at the Bonney Lake Foodbank during December 2020.

7)

City staff completed interviews with stakeholder group members.

8)

The Housing Action Plan (HAP) was discussed at the following public meetings:
Planning Commission meetings on August 19, 2020 and April 7, 2021, a joint Planning
Commission City Council Meeting on January 19, 2021, and a City Council Workshop
on June 1, 2021.

9)

The project team attended the Communities for Families Coalition on December 3, 2020
to discuss the HAP.

10) The City issued an official notice of the public hearing on April 9, 2021, which is twentysix (26) days prior to the hearing.
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11) The notice of public hearing provided a comment period, which concluded on May 5,
2021.
12) Notice of the hearing was also published in the newspaper on April 14, 2021 as required
by BLMC 14.140.040(D).
13) The Bonney Lake Planning Commission held a public hearing May 5, 2021 and
recommended that the City Council adopted the HAP.
14) The HAP was discussed at the City Council Community Development Committee on
May 18, 2021 and a City Council Workshop on June 1, 2021.
State Environmental Policy Act
15) The HAP is considered a non-project action as defined in WAC 197-11-704(2)(b) under
the State Environmental Policy Act (SEPA).
16) The adoption of the HAP is not categorically exempted from review under SEPA,
pursuant to WAC 197-11-800; therefore the City, in coordination with the City of
Sumner, was required to collaborate on preparation of a SEPA checklist.
17) Per the language of WAC 197-11-926, the cities of Bonney Lake and Sumner
collaborated to act as joint-lead agencies in fulfilling their obligations under SEPA.
18) The SEPA-responsible officials for both cities each signed a joint determination of nonsignificance (DNS) decision on March 17, 2021.
19) Notice of this decision was published in the paper of record on March 24, 2021, and
otherwise posted according to general requirements for a notice of decision on March 26,
2021.
20) A comment period associated with that decision ran through April 12, 2021 and no
comments were received.
21) The SEPA appeal period concluded on April 27, 2021 and there no appeals filed with the
City.
Housing Need
22) RCW 36.70A.600(2)(a) stipulates that a housing action plan should “[Q]uantify existing
and projected housing needs for all income levels, including extremely low-income
households, with documentation of housing and household characteristics, and costburdened households”.
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23) The cities of Bonney Lake and Sumner, as a part of the Housing Action Plan preparation,
commissioned and had prepared a Housing Needs Assessment report covering the
assessed and projected population and employment trends for the two cities.
24) The Housing Needs Assessment report provides an inventory of existing conditions, a
housing demand forecast, and a gap analysis.
Housing Strategies
25) RCW 36.70.600(2)(b) stipulates that a housing action plan should “[D]evelop strategies
to increase the supply of housing, and variety of housing types, needed to serve the
housing needs identified in (a) of this subsection”
26) A list of housing strategies for both cities is included in section F of the HAP.
27) The HAP includes a schedule for the consideration and implementation of the strategies
identified in section F of the HAP.
28) Housing strategies focused on increased housing supply and a variety of housing types
needed to serve all income levels, including extremely low-income households, were
developed in compliance with RCW 36.70A.600(2). These strategies include incentives
for new rental housing, providing wider variety of housing types, and reducing the cost of
development.
29) Housing strategies which consider ways to minimize displacement of low-income
residents from resultant development were developed. These strategies focus on methods
for preserving rental housing and preventing and mitigating displacement.
Population and Employment Trends
30) RCW 36.70.600(2)(c) stipulates that a housing action plan should “[A]nalyze population
and employment trends, with documentation of projections”.
31) The Housing Needs Assessment included within the Housing Action Plan analyzes
population and employment trends within the cities of Bonney Lake and Sumner, and
documents projects for population growth and employment trends.
Countywide Planning Policies
32) Countywide Planning Policy (CPP) AH-1 directs each municipality in Pierce County to
determine the extent of the need for housing for all economic segments of the population,
both existing conditions and projected for the duration of the planning period.
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33) CPP AH-3 directs municipalities within Pierce County to encourage the availability of
housing affordable to all economic segments of the population within each jurisdiction.
34) CPP AH-3.2 states that affordable housing needs not typically met by the private housing
market should be addressed through a more coordinated countywide approach/strategy,
and allows that each jurisdiction my adopt plans and policies for meeting affordable and
moderate income housing needs in a manner that reflects its unique characteristics,
capabilities, location, and circumstances.
35) CPP AH-3.3 states that each jurisdiction within Pierce County will make it a goal that a
minimum of 25% of the growth in population allocation is satisfied through affordable
housing.
36) CPP AH-5 directs jurisdictions to “meet their affordable and moderate-income housing
needs goals by utilizing a range of strategies that will result in the preservation of
existing, and production of new, affordable and moderate-income housing that is safe and
healthy”.
37) CPP AH-5.2 directs jurisdictions to “promote the use of reasonable measures and
innovative techniques (e.g., clustering, accessory dwelling units, cottage housing, small
lots, planned urban developments, and mixed use) to stimulate new higher density
affordable and moderate-income housing stock on residentially-zoned vacant and
underutilized parcels”.
38) CPP AH-5.4 directs jurisdictions to consider incentivizing affordable housing for
moderate- and low-income households.
39) CPP AH-5.5 directs jurisdictions to consider inclusionary zoning measures as a condition
of major rezones and development.
40) CPP AH-6 directs the County, and municipalities within the County, to cooperatively
maximize available local, state, and federal funding opportunities and private resources
in the development of affordable housing.
41) CPP AH-7 directs municipalities within Pierce County to explore and identify
opportunities to reduce land costs for developers building affordable housing.
42) CPP Ec-2.1 directs municipalities to “determine a reasonable ‘jobs/housing’ balance and
then coordinate “land use and development policies to help achieve the designated
balance of adequate affordable housing accessible to employment centers.”
43) CPP HAC-4 directs cities to “[U]tilize urban design strategies and approaches to ensure
that changes to the built environment preserve and enhance the region's and the county’s
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unique attributes and each community's distinctive identity in recognition of the
economic value of sense of place”.
Comprehensive Plan Policies
44) An analysis of current housing policies within the current comprehensive plan, Bonney
Lake 2035, was completed and is included in the HAP as Appendix 3.
45) Policy CD-2.2 states that the City should, “Encourage the development of mixed-use,
senior housing, high density residential … to create vibrant activity nodes, provide
housing choices, advance sustainable development principles, support transit, and
preserve the City’s existing residential neighborhoods.”
46) Policy CD-4.1 states that the City’s “Planning and land use decisions should recognize
residential neighborhoods as the basic “building blocks” of the community, ensure
compatibility with existing detached homes, protect neighborhoods from incompatible
uses, and maintain a range of residential zones corresponding to the prevailing
neighborhood densities.”
47)

Policy CD-4.3 states that the City should, “Provide healthy and safe neighborhoods free
of nuisances, environmental hazards, and visual blight … that disrupt and impact Bonney
Lake residents’ quality of life.”

48) Policy CD-9.2 states the City should, “Use development regulations to direct growth,
ensure sufficient opportunities for new development, improve Bonney Lake’s quality of
life, preserve existing neighborhoods, reduce nuisances, achieve compatibility between
adjacent properties and uses, address land use conflicts, …”
49) Policy CD-9.11 states the City should, “Redevelop Bonney Lake’s under-developed or
vacant sites in a manner that balances providing an array of housing, jobs, retail,
recreational, and entertainment opportunities, with the need to respect the scale and form
of surrounding properties and neighborhoods.”
50) Goal CD-10 states that the City should, “Provide a variety of housing options that will
meet the needs of all Bonney Lake’s residents and are affordable to all economic
segments of Bonney Lake.”
51) Policy CD-10.1 states that the City should, “Encourage the development of a diverse and
high quality housing stock that provides a range of housing types (including family and
larger-sized units) to accommodate the diverse needs of Bonney Lake’s residents through
changes in age, family size, and various life changes.”
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52) Policy CD-10.2 states that the City should, “Encourage the development of special-needs
housing, especially for seniors, such as independent living facilities, various degrees of
assisted living facilities, and skilled nursing care facilities.”
53) Policy CD-10.3 states that the City should, “Actively promote community awareness and
education campaigns regarding affordable housing in order to engender acceptance
throughout the community.”
54) Policy CD-10.4 states that the City should, “Explore methods and partnerships to reduce
the costs associated with developing housing.”
55) Policy CD-10.5 states that the City should, “Ensure that there is a sufficient supply of
housing affordable to all income levels by maintaining a supply of housing that is
currently affordable to median-income, low income and very low-income households,
and work to increase the supply of housing affordable to households within Bonney Lake
that make eighty percent (80%) of the Pierce County Median Income by 702 housing
units.”
56) Policy CD-10.6 states that the City should, “Actively participate in regional responses to
housing needs and issues.”
57) Policy CD-11.3 states that the City should, “Continue to work to streamline the
permitting process utilizing LEAN principals in order to efficiently process permit
applications.”
58) Policy EV-5.2 states that the City should, “Promote a customer-service orientation in
development services that facilitates development aligned with the community’s vision
and land use regulations.”
59) Policy EV-5.4 states that the City should, “Ensure that taxes, fees, and dedications
assessed as part of the development review process do not become an undue obstacle to
economic growth.”
60) CD-Action-6: Housing Options (4) states the City should, “Work with agencies, private
developers, and nonprofit organizations to locate housing in Bonney Lake to serve the
City’s low income, moderate income, and special needs residents, particularly those with
challenges related to age, health, or disability.”
61) CD-Action-7: Housing Affordability (1) states the City should, “Evaluate the cumulative
effect of impact of fees, off site mitigation, permit review fees in an effort to reduce the
cost of housing without shifting the burden to current tax payers and rate payers for the
development of infrastructure improvements needed to serve new housing and without
compromising environmental protection and public safety.”
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62) CD-Action-7: Housing Affordability (2) states the City should, “Review the
appropriateness of techniques for providing housing affordable to all income groups,
such as regional, state and federal housing programs, housing trust fund, inclusionary
zoning, development incentives, fee waivers, fast-track processing, or assistance to
housing agencies.”

CONCLUSIONS
Based upon the above findings the City Council adopts the following conclusions
1) Notice of the public hearings for this matter has been conducted in accordance with City
of Bonney Lake rules and regulations governing such matters for both the Planning
Commission and the City Council.
2) The City complied with the requirements to the State Environment Policy Act (Chapter
43.21C) and the implementing regulations found in Chapter 197-11 WAC.
3) The HAP is consistent with the City’s adopted comprehensive plan, Bonney Lake 2035
and the Countywide Planning Policies for Pierce County Washington
4) The Bonney Lake – Sumner Housing Action Plan is consistent with the requirements of
RCW 36.70A.600(2)
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ATTACHMENT B

Staff Report
PLANNING AND BUILDING DIVISION
PUBLIC SERVICES DEPARTMENT
DATE:

May 13, 2021

TO:

City Council

FROM:

Jason Sullivan – Planning and Building Supervisor

SUBJECT:

I.

Housing Action Plan

BACKGROUND

A. Site Characteristics
The proposed ordinance would adopted a city-wide Housing Action Plan (HAP); therefore,
this is not a site specific proposal.
B. Surrounding Properties
As this is not a site specific proposal, there are no surrounding properties.
C. State Environmental Policy Act (SEPA)
The Cities of Bonney Lake and Sumner collaborated on a joint SEPA review process. The
two jurisdictions prepared a SEPA checklist that addressed potential environmental impacts
for both cities that was completed and signed on March 5, 2021. A determination of nonsignificance (DNS)1 was prepared and signed by the SEPA-responsible officials for both
cities on March 17, 2021, and a notice of the DNS2 was published in the newspaper on
March 24, 2021 and posted on March 26, 2021. The comment period end April 12, 2021, and
the appeal period concluded on April 27, 2021. The City did not receive any comments
during the comment period and did not receive an appeal of the SEPA determination.
D. Shoreline Code
The proposed ordinance would be adopted city-wide and would overlap with the shoreline
jurisdiction3. However, no changes are proposed that would impact or alter the way the
shoreline code is administered within the City.

1
2
3

See Attachment 1
See Attachment 2
Areas subject to the Shoreline Code are all properties within 200 feet of Lake Tapps and the portion of Fennel
Creek below Victor Falls.
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E. Critical Areas Code
No changes are proposed that would impact or alter the way critical areas are regulated by
the City.
F. Processing Background
The City prepared a Public Participation Plan and a Project Charter, which were reviewed
and adopted by the Bonney Lake City Council under Resolution 2843 on June 23, 2020. The
Project Charter established framework for the project to support coordination between the
Cities of Bonney Lake and Sumner on this joint project. The project team discussed the
project with the Planning Commission on August 19, 2020 and April 7, 2021. The project
team presented the Housing Needs Assessment to the Planning Commission and City
Council on January 19, 2021.
G. Public Outreach
The City developed a Public Participation Plan to ensure public involvement in the
development of the HAP. As a portion of public participation process a stakeholders group
was developed. Members of this group included representatives from local religious groups,
nonprofit housing advocates, local builders, the school district, community groups and
community representatives from both Bonney Lake and Sumner.
The stakeholder group held three public meetings on July 22, 2020, September 30, 2020 and
December 9, 2020. Recordings and documents from all public meetings were posted on the
project webpage along with project documents, and presentation slides. Facebook and twitter
outreach and an online community forum were utilized to reach additional community
members. The project was also featured in the City of Bonney Mayor’s Weekly Wind-down
newsletter.
The project team attended the Communities for Families Coalition meeting on December 3,
2020 to discuss the HAP. 1,000 flyers were distributed at the Bonney Lake Foodbank
during December 2020 and flyers were shared with The Chamber Collective and the Bonney
lake Lions Club. City staff also completed interviews with stakeholder group members.
These interviews were used to develop quotes which are shared throughout the final Housing
Action Plan document.
The draft HAP was posted on the project website for public comment throughout December
2020 until January 15, 2021.
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The City posed a notice for the required public hearing4 on April 16, 2021 and publish it in
the newspaper on April 21, 2021. The official comment period will ran from April 14, 2021
to May 5, 2021. During the comment period, the City did receive a joint comment letter
from the Pierce County Master Builders Association and Tacoma – Pierce County
Association of Realtors5. At the public hearing on the HAP held by the Planning
Commission on May 5, 2021, the Planning Commission recommended that the City Council
adopted the HAP6.
The City Council for the City of Sumner adopted the HAP on May 4, 2021. The City
Council is required to take action on the HAP no later than June 15, 2021 under the terms of
the Department of Commerce grant that funded this effort.

II. PROJECT SUMMARY
The Puget Sound’s robust economy has made the area one of the fast growing regions which
has resulted in a lack of affordable housing. The lack of quality affordable housing is one of the
most significant issues facing the region now and in the coming decades. The extent of this
crisis is evident in the number of bills that were introduced in 2019 and continue to be
introduced in the Washington State Legislature in attempt address the issue. One of the bills
(HB1923) codified in part in RCW 36.70A.600 established grant funds for local jurisdictions to
take action to address housing affordability. The City in partnership with the City of Sumner
submitted and was awarded a grant of $150,000 by the Department of Commerce to complete a
Housing Action Plan to address housing issues for both Cities and identify implementation
action to address the identified issues.
The Bonney Lake – Sumner Housing Action Plan (HAP) identifies actions each City can take to
address housing affordability. Adopting of the HAP does commit either City to a specific
course of action or mandate that all strategies identified be implemented by the City. The
strategies in the HAP are a listed of measures that the City is committed to further exploring and
determining if the measure should be implemented as suggest, not implemented, or partial
implemented.

III. ANALYSIS
Recognizing that the City’s residents face increasing challenges in accessing housing they can
afford and that meets their needs, the City has established a goal of providing “… a variety of

4
5
6

See Attachment 3
See Attachment 4
See Attachment 5
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housing options that will meet the needs of all Bonney Lake’s residents and are affordable7 to all
economic segments of Bonney Lake.”8 In order to meet this goal the City has committed to
encouraging “… the development of a diverse and high quality housing stock that provides a
range of housing types (including family and larger-sized units) to accommodate the diverse
needs of Bonney Lake’s residents through changes in age, family size, and various life changes,”
9 and to exploring “… methods and partnerships to reduce the costs associated with developing
housing.”10 The intent of the HAP is to implement these policies and further the City’s housing
goal by identifying a suite of strategies designed to increase housing supply, create affordable
housing options, increase the choice of housing types, and prevent displacement throughout the
City. The strategies identified in the HAP are based on a Housing Needs Assessment (HNA)
complete as part of the project. The HNA concluded that nearly a third of Bonney Lake
residence are cost burdened, there is a lack of housing for seniors, and there is very little
diversity in the housing type constructed in the City as eighty-four percent (84%) of the housing
stock in the City is traditional single family detached housing. Based on this information and
input from community, the HAP makes recommendations to the City as to how to address these
challenges.
One part of the solution is to create more diverse housing stock by allowing or facilitating a type
housing commonly referred to as the “missing middle.” This housing type primarily consist of
single-family attached housing with two or more units (e.g. townhouses) or other housing
bridging a gap between traditional detached single family and more intense multifamily (e.g.
accessory dwelling units, duplexes, multiplexes, courtyard apartments, row-house). Demand is
expected to increase for these types of housing mostly due to aging baby boomers, young
households forming, and the growing workforce. The HAP recommends the City consider a
number of different changes to the City’s zoning code to support the development of missing
middle housing.

The standard for “housing affordability,” used by lending institutions, the real estate industry, and governmental
agencies is that no more than 30% of a household’s gross monthly income goes toward housing expenses,
regardless of income level. For ownership housing, this percentage typically includes taxes, insurance and other
related housing expenses.
8 See Goal CD-10
9 See Policy CD-10.1
10
See Policy CD-10.4
7
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The second part the solution is focused on reducing the cost of constructing housing by identify
strategies to improve the permitting process, updating frontage requirements associated with the
missing middle housing types, updating on site recreational requirements, and reducing the
regulatory burden by streamlining the SEPA and design review processes. This solution also
considers direct methods for reducing cost through financial incentives to support affordable
housing which includes impact fees reduction/waiver programs, the multifamily tax exemptions,
and other inclusionary zoning incentives.
The third part of the solution is targeted at preventing displacement by preventing the loss of
existing affordable housing units and development of a rental housing assistance program using
the City’s affordable housing sales tax revenue collected under RCW 82.14.540.
These solutions are consistent with implementation action CD-Action-7 adopted as part of the
City’s comprehensive plan related to housing affordability, which provides that the City would:
(1) Evaluate the cumulative effect of impact of fees, off site mitigation, permit review fees in
an effort to reduce the cost of housing without shifting the burden to current tax payers
and rate payers for the development of infrastructure improvements needed to serve new
housing and without compromising environmental protection and public safety.
(2) Review the appropriateness of techniques for providing housing affordable to all income
groups, such as regional, state and federal housing programs, housing trust fund,
inclusionary zoning, development incentives, fee waivers, fast-track processing, or
assistance to housing agencies.
(3) As part of any rezone that increases residential capacity, consider requiring a portion of
units to be affordable to low- and moderate-income households.

IV. CONCLUSION
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The Bonney Lake – Sumner Housing Action Plan will implement the City’s comprehensive plan
by identifying strategies to address housing affordability, the loss of existing affordable housing
units, and displacement of existing residents in the City of Bonney Lake.
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ATTACHMENT B1

STATE ENVIRONMENTAL POLICY ACT
THRESHOLD DETERMINATION OF NON-SIGNIFICANCE
Description of
proposal:

The cities of Bonney Lake and Sumner have undertaken a joint Housing
Action Plan to adopt policies to address regional deficiencies in the
provision of housing generally, and affordable housing more specifically.

Applicants:

The cities of Bonney Lake and Sumner (acting jointly).

Location:

City-wide.

Tax Parcel:

City-wide.
Cities of Bonney Lake and Sumner.

Lead agencies:

The Cities of Bonney Lake and Sumner have determined that the above described project does
not have probable significant adverse environmental impacts on the environment. An
environmental impact statement (EIS) is not required under RCW 43.21C.030 (2)(c). This
decision was made after review of the completed environmental checklist and other information
on file with each lead agency. This information is available to the public on request.
The Cities of Bonney Lake and Sumner, acting as the respective lead agencies, have also
determined that the requirements for environmental analysis, protection, and mitigation
measures are adequately addressed in the development regulations and comprehensive plans
adopted under Chapter 36.70A RCW and in other applicable local, state, or federal laws or rules
as provided by RCW 43.21C.240 and WAC 197-11-158. Therefore, neither city will require
mitigation measures under SEPA.
This DNS is issued under WAC 197-11-340. The Cities of Bonney Lake and Sumner will not
take final action on this proposal until after 4/27/2021. Comments must be submitted
4/12/2021.
Responsible official
(Bonney Lake)
Position/title

Ryan Johnstone, P.E.
Public Services Director

Phone

253 447-4347

Address

P.O. Box 7380, Bonney Lake, WA 98391

Date 3/17/2021

______________________________________
Signature

PUBLIC SERVICES DEPARTMENT
Bonney Lake Sumner HAP

9002 Main Street East, Suite 300, Bonney Lake, WA 98391
(253)862-8602

Version 05/2020
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Responsible official
(Sumner)

Ryan Windish, AICP

Position/title

Community Development Director

Phone

253-299-5524

Address

1104 Maple Street, Suite 250, Sumner, WA 98390

Date 3/17/2021

______________________________________
Signature

Appeal: By agreement between the Cities of Bonney Lake and Sumner as authorized by
WAC 197-11-926, the City of Bonney Lake will act as the lead agency for all SEPA appeals.
Therefore, this SEPA determination may be appealed by filing a written appeal with the City of
Bonney Lake Public Services Department. Such appeal must be filed by 5:00PM on 4/27/2021 and
shall be consistent with the requirements of BLMC 14.120.020.

PUBLIC SERVICES DEPARTMENT
Bonney Lake Sumner HAP

9002 Main Street East, Suite 300, Bonney Lake, WA 98391
(253)862-8602

Version 05/2020

ATTACHMENT B2

Posted: 3/26/2021
Published:3/24/2021

NOTICE OF SEPA
DETERMINATION
The public has the right to review the contents of the official file for the proposal, provide written comments,
participate in the public hearings/meetings, and request a copy of the final decision. The most current versions of
the materials referenced below are accessible for public review by clicking on the BOLD HYPERLINK TEXT
provided in this notice, or by requesting a link from the staff contact listed. Comments may be emailed to the staff
contact identified in the notice or mailed to the attention of the staff contact to P.O. Box 7380, Bonney Lake, WA
98391. Comments will be accepted if filed with the Public Services Department on or before 5PM on 4/12/2021.
Notice Date:
Project:

Project Name:
Environmental
Review:

3/24/2021

4/12/2021
Comment Due Date:
City of Bonney Lake Ordinance D21-31will adopt the Bonney Lake – Sumner
Housing Action Plan.
Bonney Lake – Sumner Housing Action Plan
NOTICE IS HEREBY GIVEN that the SEPA Responsible Official has determined
that this proposal will not have a probable significant adverse impact on the
environment. Following a review of the environmental checklist and the materials
submitted with the application, the City has issued a Determination of NonSignificance (DNS) under WAC 197-11-340. A copy of the threshold determination
for the proposal may be obtained upon request. An environmental impact statement
(EIS) is not required under RCW 43.21C.030(2)(c).

Public Hearing:

The City of Bonney Lake Planning Commission expects to convene a Public Hearing
to receive public testimony on the proposed amendment and give this matter further
consideration. In order to comply with the notice timing requirements of BLMC
14.50.020, a separate notice of Public Hearing will be posted prior to that hearing.

Other Applications:

Final submittal of the adopted Housing Action Plan to the Department of Commerce
for approval, per the requirements of HB 1923.

Staff Contact:

Jason Sullivan, Planning and Building Supervisor; Phone: (253) 447-4355;
Email Address: sullivanj@cobl.us

Documentation
Available:

SEPA checklist, Housing Needs Assessment Report

Bonney Lake Sumner HAP

PUBLIC SERVICES DEPARTMENT
9002 Main Street East, Suite 300, Bonney Lake, WA 98391
(253)862-8602

Version 05/2020

ATTACHMENT B3

Posted: 4/16/2021
Published:4/21/2021

NOTICE OF PUBLIC HEARING
The public has the right to review the contents of the official file for the proposal, provide written comments,
participate in the public hearings/meetings, and request a copy of the final decision. The most current application
materials are available for public review by clicking on the link (in bold) provided in this notice, or by requesting a
link from the staff contact listed in this notice. Comments may be emailed to the staff contact identified in the
notice, mailed to the attention of the staff contact to P.O. Box 7380, Bonney Lake, WA 98391. Written comments
will be accepted if filed with the Public Services Department on or before 5:30 PM on 5/5/2021.

Project:

5/5/2021
Comment Due Date:
Ordinance D21-31 will adopt the Bonney Lake – Sumner Housing Action Plan.

Project Name:

Bonney Lake - Sumner Housing Action Plan

Environmental
Review:

The City, acting as the Lead Agency, issued a Determination of Non-Significance
(DNS) on March 17, 2021 and the required comment on the DNS was provided
March 24, 2021 until April 12, 2021. A copy of the threshold determination for the
proposal may be obtained upon request. An environmental impact statement (EIS) is
not required under RCW 43.21C.030(2)(c).

Public Hearing:

NOTICE IS HEREBY GIVEN that the City of Bonney Lake Planning Commission
will convene a Public Hearing at 6:30 p.m. on 5/5/2021 or soon thereafter. With the
recommendations and guidance from the Centers for Disease Control and
Prevention, and state and local health authorities, regarding social distancing and
limitations on public gatherings and Governor Inslee's Proclamations and Stay At
Home Orders to help slow the spread of COVID-19, the public is invited to call in to
the Planning Commission Meetings at 408-740-7256 (Meeting ID: 215 767 540#).
This will be for audio only, no comments will be taken during the meetings. All
Citizen Comments must be submitted at least one hour prior to the meetings to
mcdonaldd@cobl.us.

Notice Date:

Other Applications:

4/16/2021

If, for any reason, the hearing cannot be commenced or completed on the date
specified, the hearing may be continued to a date, place and time certain without
further notice.
Final submittal of the adopted Housing action Plan to the Department of Commerce
for approval per the requirements of HB 1923.

Staff Contact:

Jason Sullivan, Planning and Building Supervisor; Phone: (253) 447-4355;
Email Address: sullivanj@cobl.us

Documentation
Available:

SEPA Determination of Non-Significance and Housing Action Plan
SEPA Checklist

Ordinance D21-31

PUBLIC SERVICES DEPARTMENT
9002 Main Street East, Suite 300, Bonney Lake, WA 98391
(253)862-8602

Version 05/2020

ATTACHMENT B4
January 13, 2021

Jason Sullivan
Planning and Building Supervisor
City of Bonney Lake

Email: sullivanj@cobl.us

RE:

Comments on Bonney Lake-Sumner Draft Housing Action Plan

The Master Builders Association of Pierce County and the Tacoma-Pierce County Association of
Realtors® appreciate the time and consideration taken when developing the Draft Housing Action Plan.
As representatives of developers and real estate professionals, including developers with direct
experience working in the City of Bonney Lake, we appreciate the thought put into the planning effort.
We have engaged a consultant to compile input from our staff as well as multi-family developers to
review the draft HAP and provide additional recommendations for inclusion in the plan. Our review
focuses on Bonney Lake as it has the highest need for additional units and is the focus of the developer
feedback received. The study has been sent along with this letter.
We strongly encourage the full implementation of the plan to make affordable housing feasible in
Bonney Lake. Further, we offer to be a partner in the City’s process moving forward to provide input
that helps develop certainty for developers while helping the City achieve its housing goals.
Thank you for the opportunity to review the Draft Housing Action Plan report and provide feedback. We
look forward to continuing our relationship with the City to identify ways to successfully move projects
forward that provide affordable housing stock for the community.
Please feel free to contact us should you have any questions about any of the comments provided.

Sincerely,

Jessie Gamble
Government Affairs Director
MBA Pierce

Rachel Randich
Government Affairs Director
TPCAR

cc:
John Vodopich, Bonney Lake City Administrator (vodopichj@cobl.us)
Clay White, (cwhite@idccorp.com)

Draft Bonney Lake-Sumner Housing Action Plan
Memorandum of Recommendations

MEMORANDUM
Executive Summary
The Tacoma Pierce County Association of Realtors and the Tacoma/Pierce County Master Builders
Association (MBA) and local developers have retained JMJ TEAM to provide review and analysis on the
Draft Housing Action Plan (HAP). Our analysis includes review of the Bonney Lake-Sumner Draft Housing
Action Plan (HAP) document and recommendations, input from MBA-selected housing developers with
experience working in Bonney Lake (both single family and multi-family), and review of relevant city
policies and code. We were asked to focus on the City of Bonney Lake, as there is more available land
and a higher need for middle housing units.
First, we commend the Sumner-Bonney Lake HAP consultant team for bringing forward many solid
recommendations, which, if implemented by Bonney Lake will improve the likelihood of attracting the
needed new affordable housing units to meet the city’s affordable housing policies and goals. Based on
our analysis, we are bringing forward additional comments and recommendations we hope will be
considered for inclusion in the plan.
We have reviewed the draft plan in the context of current market conditions and development
regulations and find a gap in the analysis of true development costs within the city. Our analysis largely
focuses on, and encourages an aggressive approach to, Strategy 3 of the Plan: Bringing Down the Cost of
Development to meet housing goals. Our analysis, which includes several assumptions regarding
development size, cost of land, permitting and regulatory costs, and other factors, largely finds that a
developer cannot realistically meet the affordable housing goals in the city without public affordable
housing subsidy or other considerable accommodations. In the last 10 years, most multi-family housing
built in the city has benefited from affordable housing subsidies, cost accommodations by the city, or
both. The bottom line is market-rate multi-family development is not keeping up with housing demand,
which can be attributed to high impact fee and off-site traffic mitigation fees. To make affordable
housing feasible, fees must be further reduced to allow for lower rents charged for the same
development costs.
Based on feedback and interviews with several multi-family developers with experience in Bonney Lake,
there is consensus that the mechanisms are not currently in place to support affordable housing
development in the city. Of primary concern among multi-family developers, is the City of Bonney Lake’s
system development charges, which are among the highest in 14 Pierce County major cities. See
Attachment A: MBA Fee Study. Another item that was equally high priority for these developers is the
lack of availability of impact fee and development charge studies to justify further rate increases. A
study by the MBA-Pierce County (Table 1-B) shows that Bonney Lake sewer and water system
development charges for a single-family home are approximately $20,700, well-above the average
charge of approximately $11,900 for other cities in the county. While the city increased rates in 2019,
the MBA notes the rate study and documentation for this increase are not readily available. A search for
this documentation online did not return results.
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Our feedback focuses primarily on the need for city fee reductions and discretionary decisions that make
multi-family development within the city infeasible without robust developer agreements. The Housing
Action Plan identifies several key areas where changes can be made to attract middle housing
development. However, it is imperative to demonstrate the extent of which these elements should be
used in combination to achieve the desired result of 3,000 affordable housing units. Below is a summary
of our recommendations.
•

•
•
•
•
•
•
•
•

Provide regular utility system development charge and rate analysis. Disseminate the studies to
the public and ensure rates properly reflect the costs of capacity development projects needed
within the system.
Provide regular updates to the city’s Traffic Impact Fee (TIF) Eligible Project List. Annual TIF
project funding and status should be publicly reported.
Analyze Traffic Impact Fee priorities for selection of projects to ensure consistency with target
goals for affordable housing.
Repeat the traffic impact fee reduction passed in 2012 to encourage multi-family development.
Provide Parks impact fee credit to multi-family developments that are required to develop both
open and active spaces for residents and guests.
Support for Multi-Family Tax Exemptions (MFTE), and extending the benefit to smaller multifamily developments, such as four-plex developments.
Pass an ordinance to allow for transportation latecomer agreements.
Create permit efficiencies and fast-track multi-family and affordable housing projects.
Utilize Developer Agreements that combine the above elements to encourage creative
approaches to housing costs where City zoning supports multi-family development.
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Overview
The Housing Needs Assessment identifies the need for 3,000 middle housing/affordable housing units to
meet the City of Bonney Lake’s housing needs in the next 20 years. This equates to a monthly rent for a
household with 80% of the area median income or a monthly rent of approximately $1,750 or less.
Discussions with developers have identified that multiple elements must be combined to bring down the
costs of multi-family building construction to make even market-rate rentals possible. Further, to
achieve the needed reduction in rental rates to have affordable housing, the costs must be further
reduced.
Attachment B is an actual example of a cost analysis provided by a local developer. It breaks down the
cost of a 288-unit multi-family development in the city of Bonney Lake based on previous proformas for
the project. The analysis shows that the project costs are approximately 25% too high and not buildable
currently.
Land acquisition costs do not vary based on the proposed development as either market rate or
affordable housing units. This is a fixed cost that remains unchanged regardless of whether there is an
affordable housing element to the proposed project. Similarly, construction costs do not change
significantly based on the rent structure of market rate versus affordable. Some interior finishes may
vary; however, multi-family housing building code and development fees remain largely unchanged with
either rental rate. Therefore, the only discretionary costs that can be reduced to make affordable
housing attainable are dependent on jurisdictional participation, including development and impact
fees, tax exemptions, developer agreements and permit expedition.
The bottom line is that there are project constants that are not negotiable, such as land and building
construction costs. Additionally, the developer must make a reasonable return on investment in order to
move the project forward. The example in Attachment B shows that the developer must make a 10%
return on investment. To achieve this rate of return, the developer has two options:
1. Charge more than affordable rates, including higher than market rental rates. These rates are
currently not bearable in the Bonney Lake rental market; or
2. Reduce total construction costs by 25%. As land and construction costs continue to rise, the
opportunity to reduce development costs comes from jurisdictional discretionary fee reductions
and incentives.
To accomplish the goal of providing additional housing and 3,000 affordable housing units within the
city, development must be economically feasible and predictable. This will require measurable changes
related to plan review, impact, and development fees. This memorandum focuses on the following areas
of development that provide the most opportunity for development acceleration:
•

•

Impact Fees
o System Development Charges
o Traffic Impact Fees
o Parks Impact Fees
Direct Costs
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•
•
•

Other Affordable Housing Elements for Sustainability
Permit Process Efficiencies
Developer Agreements

Impact Fees
Impact fees imposed by permitting jurisdictions have a direct impact on the feasibility of multi-family
projects. When determining the feasibility of a project, the impact fees for traffic, system development
charges (water, sewer, stormwater), schools and parks are determined for the entire site, then divided
into the cost per unit. One developer offered its pro-forma data revealing that the cost for these
development charges in Tacoma, for example, typically run $12,000 per unit, while the cost for the same
charges in Bonney Lake is approximately $25,000 per unit.
While fees are understandably needed to add capacity to the city’s systems, the high cost per unit for
these charges makes multi-family development not feasible in Bonney Lake without significant fee
reductions. The City has allowed for specific impact fee reductions to promote economic development.
A similar reduction in development fees for affordable housing would be an incentive the city could
offer to attract more affordable housing in the City.
State Environmental Policy Act (SEPA) reviews are designed to mitigate for impacts associated with a
development, including environmental, traffic and utilities. The SEPA decision is made at the local level
and includes discretionary decisions on the part of the City.
One developer interviewed cited that in the application for a 288-unit multi-family development, the
SEPA review found the applicant to be responsible for off-site traffic mitigation including two traffic
signals. The costs of these signal and roadway improvements exceeds $1M that would not be credited
toward traffic impact fees, and ultimately make the project infeasible. To attract multi-family
developments, the City should revisit its traffic impact fee ordinance and sewer plans to ensure key
traffic and sewer plans include the needed infrastructure to support higher density affordable housing.
By frontloading the cost for key transportation and sewer projects that support affordable housing, the
City will remove excessive off-site mitigation costs for developers. This will create an incentive to
attracting more affordable-housing developers to the City.
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System Development Charges
An impact fee analysis (MBA Pierce County, 2020) of 14 Western Washington cities, shows Bonney
Lake’s system development charges for water and sewer are among the highest. Table 1-B, below,
shows the results of the analysis. Bonney Lake’s impact fees account for 33-percent of the total
development fees of a project.

Developers as well as the MBA-Pierce County have expressed concern that the City’s increases in system
development charges are not documented and communicated clearly and remain inaccessible to
developers. In March 2020, the MBA Pierce County requested to review the city-hired consultant (FCS
Group’s) utility rate study cited in the passing of Ordinance 1613 (2019). These increased sewer and
water system development charge rate increases make Bonney Lake’s rates nearly twice as high as
neighboring Sumner’s rates. Developers reported the city responded that the utility rate study was not
performed and did not provide the rate study during a public disclosure request. However, the
ordinance was passed with language to the effect that the rate study was performed. To justify rates
and fee increases, the city must document the need and increased costs to give developers, as well as
the public, confidence in the rate increase.
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Traffic Impact Fees
Bonney Lake is authorized under the state’s Growth Management Act (Chapter 82.02.050 RCW) to
require new growth and development within the City to pay a proportionate share of the cost of new
road facilities needed to serve that new growth and development through the imposition of impact fees.
A recent traffic impact fee study (MSRC, 2020) comparing 79 Western Washington cities shows that
Bonney Lake’s traffic impact fee per trip of $3,995 is just below the Western Washington average trip
rate of $4,363. While this is in alignment with these other jurisdictions, a temporary reduction in fees
can invite larger, multi-family developments into the city.
In 2012, the City of Bonney Lake temporarily reduced traffic impact fees by 25-percent with the passage
of Ordinance 1424. The stated purpose for the Ordinance was to encourage economic development
within the City. This fee reduction, along with other incentives related to off-site improvements,
resulted in the development of the Renwood Apartments. This was the first multi-family development
within the city in several years. Future fee reductions, in combination with other city incentives, can
spur development and make the difference between affordable housing being included or excluded in a
project.
Impact Fee List
Cities imposing GMA impact fees must have a formula or other method for calculating impact fees and
the fees cannot be used to finance the portion of improvements needed to pay for existing capacity
deficiencies. Traffic impact fees provide a portion of the funding for reasonable and necessary system
improvements to mitigate the cumulative impacts of growth and development in the service area. Per
BLCC 19.04.120, any off-site in-city transportation actual mitigation costs required by SEPA for public
facilities that are included in the capital facilities plan’s transportation element component of the
comprehensive plan shall be credited against traffic impact fees paid to the city.
It appears that the current available TIF eligible Project List
Off-site traffic mitigation costs
was updated in 2006. In addition, the city’s Comprehensive
should be proportionately shared by
Plan, Mobility Chapter, was last updated in 2015.
impacting developments. Existing
deficiencies in high density zoned
Meanwhile, in the last 20 years, the City of Bonney Lake has
areas should be included on the TIF
doubled in population (Draft Housing Action Plan, 2020).
list.
Implementation costs for projects on the impact fee project
list have changed substantially due to inflation and scope
changes since the previous program review and update. Further, traffic patterns, land use development
and future growth projects have evolved. This results in developers being charged traffic impact fees
based on the trip rate, as well as off-site traffic mitigation that may or may not be credited against the
fees.
One developer interviewed provided an example of TIF non-eligible off-site mitigation in addition to
traffic impact fees, resulting in significant upfront costs and a shelved project. In 2014, the city provided
a review of the Traffic Impact Analysis for the Skystone Development, a 288-unit multi-family
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development proposed at 198th/Sumner-Buckley Highway. The land was zoned multi-family to support
higher density in the area.
The city’s SEPA MDNS, dated September 29, 2014, required the signalization of the Church Lake
Road/Veterans Memorial Drive intersection to correct a projected LOS deficiency. However, project has
was not included on the TIF Eligible Project List. Further, it was noted in the city’s letter response that
this intersection’s failing was not caused by the subject development. An engineer estimated the cost of
these improvements at no less than $500,000. Combine that cost with the traffic impact fees already
imposed on the development and the project becomes unbuildable.
While single-family housing has developed in the same area, it is unclear how much of their traffic
impact fees have contributed to TIF project list intersections. If the fees have been allocated to the
failing TIF project list intersections, those funds would be directed to the construction of those
intersection improvements. However, there does not appear to be a widely available, regular update to
the TIF project list with costs and contributions to the improvement projects. When a developer is
required to perform these improvements, it is important to understand the total costs of the
improvements, as well as any existing credits available.
As a matter of affordable housing policy, and fairness, failing intersections supporting higher density
development, such as Church Lake Road/Veterans Memorial Drive, should be placed on the City’s TIFeligible project list to provide for the needed infrastructure to meet the housing goal of 3,000 new
affordable units.
Regular updates to the city’s Traffic Impact Fee eligible Project List are needed to accomplish the
following:
•
•
•

Add new projects that provide capacity related to zoning that supports affordable housing;
Remove projects already funded and constructed; and
Update funding for planned projects as contributions are made to each project’s fund.
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Parks Impact Fees
Parks impact fees are required for multi-family developments, however, steep slopes and critical areas
that are retained do not count toward the square footage requirements. Additionally, Bonney Lake does
not have a multi-family reduced rate for Parks fees, however open (20%)/active (10%) space is required
for multi-family above 10 units per acre. These required open spaces achieve the goal of providing active
and passive space for residents and guests while protecting critical habitat. These improvements, along
with indoor recreation improvements provided by multi-family developments such as apartments, could
be credited toward the development’s Parks Impact fee. In addition, critical habitat open space could
count toward square footage requirements when a path or pedestrian access is provided.
Direct Costs
New development requires significant upfront development costs, which are designated as both hard
and soft costs. Hard costs include such things as land acquisition, loan carrying costs, as well as permit
and development impact fees. Any deferral or reduction in these fees as the development is under
construction increases the ability to offer units at affordable price points.

Multi-Family Tax Exemptions
These can include Multi-Family Tax Exemptions (MFTE), which relieve the developer of property taxes
for a period. This type of upfront cost relief is critical to make the financials work. The expansion of the
MFTE to smaller multi-family developments, such as four-plex developments, can extend the cost
savings to smaller developments and bring more units online. Developers cite that this program works
well in the City of Tacoma and has produced additional inventory of affordable units. The City of Sumner
passed a similar ordinance in 2018 allowing MFTE within the Town Center to attract affordable housing.
The City may wish to consider expanding its MFTE for all parcels with multi-family zoning designations to
incentivize more affordable housing opportunities in the City.

Latecomer Agreements
When developers are responsible for roadway, intersection and other transportation improvements,
latecomer’s agreements can be executed to ensure future development is paying its fair share for these
improvements. In addition to the procedures set out in RCW 35.72.040, the courts have held that a
prerequisite to the latecomer agreement process is having an ordinance in place that requires the street
improvements as a condition of property development. The City of Bonney Lake has subsequently
authorized the use of latecomer agreements for utilities infrastructure. We recommend the city pass a
similar ordinance allowing transportation latecomer agreements.
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Permit Efficiencies
Land holding costs are a burden for developers and are a direct cost to a project. Reductions in the
review timeline and permitting process for multi-family housing projects would provide a direct cost
savings for developers and get units on the market faster. The 2013 Developer Agreement for the
Renwood Apartments included a Permit Fast Track condition for fast-track permit processing and
review. This allowed for expedited permitting of the project, reducing the developer’s holding costs. This
permit fast-track should be available to developers of multi-family developments including an affordable
housing element, as these projects are already difficult to make profitable.
Some municipalities in Washington, such as Bellevue, have developed permit review timeline
agreements between the city and the applicant. This is a mutually agreed upon permitting timeline,
developed during the pre-application period, that clearly sets forth the following:
•
•
•

All required permits for a development
Specific review timelines for the city once a complete application is received
Specific revision cycle timelines for the applicant to respond to city comments

This approach provides clarity of permit requirements and clear expectations of review and revision
cycles to ensure the project moves forward in a timely manner. In addition to a clear and succinct
process, giving priority of review to projects including the desired middle housing, would create
permitting certainty and an incentive to developers.
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Use of Developer Agreements
Bonney Lake city code allows the use of Developer Agreements “to encourage innovative land use
management and provide flexibility to achieve public benefits, a development agreement adopted
pursuant to this chapter may impose development standards that differ from the development
regulations adopted in the development code.” A review of past developer agreements within the city
reveal fee reductions and incentives needed for multi-family developers to make projects feasible within
the city. Further, to achieve the desired 3,000 affordable housing units, additional reductions must be
made. A 2013 Developer Agreement between the city and the developer of the Renwood Apartments
(market rate apartments) included the following elements:
•
•
•

A 25% reduction in traffic impact fees (temporary reduction passed by ordinance)
A voluntary off-site traffic mitigation fee of $200,000 for city-built improvements
Permit fast-tracking for permit and development review

These elements of the Developer Agreement can be related to a 288-unit multi-family housing project
that was reviewed in 2014. Without the same fee reduction elements, the project faces significantly
higher costs.
Element
Developer Agreement
Traffic Impact Fees
Off-site Traffic Mitigation
Permit Fast-Track
Total

2013
Cost Per Unit
Yes
$1,858
$1,086

2014
Cost Per Unit
No
$2,477
$1,736

$2,944

$4,213

Difference
($619)
($650)
($1,269)

Cost Impact
$178,272
$187,200
unknown
$365,472

Assumptions:
• Costs are estimated based on developer and engineer estimates.
• 2013 Renwood project had 184 units and $200,000 voluntary traffic mitigation fee.
• 2014 Proposed Skystone project has 288 units and approximately $500,000 of credit non-eligible off-site
traffic mitigation. Church Lake Road/Sumner-Buckley Hwy intersection approx. $500k and Angeline
Road/Sumner-Buckley Hwy improvements to be credited from Traffic Impact Fees.
• While permit fast-tracking can have significant cost savings as it reduces land holding costs, the savings
depends on several variables.

Summary
We commend the Cities of Bonney Lake and Sumner for developing a plan to ensure there is a variety of
housing types for people of all incomes. We encourage an aggressive approach to keep development
costs down and incentivize multi-family development within the cities.
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ATTACHMENT A: Pierce County Jurisdictional Fee Study
TABLE 1-A
IMPACT FEES

SEWER FEES** WATER FEES**

For single family residences.

Location
Buckley
Auburn
Bonney Lake
Gig Harbor
Puyallup
Edgewood
Orting
Fife
Milton
Sumner
Pierce County
Steilacoom
University Place
Lakewood
Tacoma

Grand Total
$37,094
$36,995
$36,048
$32,596
$29,815
$27,394
$26,802
$26,614
$25,744
$25,414
$24,419
$17,815
$17,563
$14,165
$10,367

Impact
Fee %
Building
Percent of Impact Fee
Permit
Total
Total
Parks
Traffic
School
Fire
Fee*
31%
$11,469
$1,625
$6,074
$3,770
$0
$2,394
43%
$16,078
$3,500
$5,383
$6,905
$290
$3,650
33%
$11,966
$4,201
$3,995
$3,770
$0
$2,873
32%
$10,278
$1,500
$5,020
$3,758
$0
$3,608
39%
$11,522
$4,017
$4,500
$3,005
$0
$2,394
40%
$10,853
$2,940
$4,413
$3,500
$0
$2,394
25%
$6,794
$830
$2,149
$3,815
$0
$5,250
44%
$11,678
$1,700
$6,390
$3,588
$0
$3,955
37%
$9,589
$1,709
$4,380
$3,500
$0
$3,461
36%
$9,142
$2,763
$2,484
$3,815
$80
$2,394
45%
$10,921
$2,667 $4,439***
$3,815
$0
$3,400
46%
$8,252
$0
$0
$8,252
$0
$3,422
39%
$6,843
$3,644
$3,199
$0
$0
$1,134
0%
$0
$0
$0
$0
$0
$3,068
0%
$0
$0
$0
$0
$0
$3,176

Added
Permit
Cost Per
Connection & System Connection & System Storm Water
$1,000
Review
Development Charges Development Charges Connection and SDC
Increase
Fee
(SDC)
(SDC)
Fees
$5.60
65%
$6,974
$7,725
$8,532
$9.00
65%
$3,455
$12,213
$1,599
$6.72
65%
$11,606
$9,095
$508
$9.00
65%
$9,640
$7,300
$1,770
$5.60
65%
$8,371
$5,768
$1,760
$5.60
65%
$4,847
$9,300
$0
$0
65%
$9,227
$4,553
$978
$9.45
65%
$4,215
$6,766
$0
$8.00
65%
$5,331
$6,633
$730
$5.60
65%
$4,852
$6,075
$2,951
$0
65%
$9,098
TBD****
$1,000
$8.00
65%
$1,721
$2,895
$1,525
$6.70
65%
$5,288
$4,107
$191
$7.25
65%
$6,631
$4,466
$0
$0
45%
$2,065
$4,706
$420

*Building Permit Fees are estimated assuming the project costs between $350,000 and $500,000.
The price represents the cost for a house starting at $350,000, and then rises with every $1,000 increase.
Pierce County's building permit fee is estimated for a 2,000 sq. ft. residence. Permit cost rises $1700 per every 1,000 sq. ft. added to a residence.
Bonney Lake's building permit fee is estimated for a 2,000 sq. ft. residence without a garage.
Tacoma's building permit fee is based off of a 2,000 sq. ft. residence. Permit valuation is based off of square footage and not project valuation.
**Sewer and Water connection and capacity fees are combined in Table 1-A. Look to Table 1-B for more information seperating the two charges.
***Pierce County's traffic impact fee above is an average. The final fee is determined by which TSA group your residence is located. TSA A= $4,439, TSA B = $4,439, TSA C= $7,243, TSA D= $1,795

****The Pierce County Water Utility is currently working on infrastructure projects to provide water to Chambers Creek Properties and is investigating opportunities to provide
wholesale water to local retail water companies. The Pierce County Water Utility does not provide drinking water at this time.

TABLE 1-B
Location

Sewer Fees

Water Fees

System
System
Connection Development Connection Development
Charge
Charge (SDC) Charge
Charge (SDC)
Auburn*
$3,455
$0
$12,213
$0
Bonney lake
$11,606
$0
$9,095
$0
Buckley
$874
$6,100
$840
$6,885
Edgewood
$620
$4,227
$2,300
$7,000
Fife
$4,215
$0
$5,266
$1,500
Gig Harbor
$0
$9,640
$0
$7,300
Lakewood
$3,491
$3,140
$1,149
$3,317
Milton
$1,840
$3,491
$2,230
$4,403
Orting
$460
$8,767
$475
$4,078
Pierce County
$5,607
$3,491
TBD
TBD
Pullayup
$4,880
$3,491
$2,638
$3,130
Steilacoom
$300
$1,421
$1,740
$1,155
Sumner
$0
$4,853
$0
$6,075
Tacoma**
$2,065
$0
$3,250
$1,456
Univerity Place
$1,797
$3,491
$2,325
$1,782
*King County will assess capacity charges for Auburn
**Sewer & water connection fees will be added to the final building permit fee. It is not a separate charge. Valued for a 2,000 sq ft. residence.
This document was last updated July 2, 2020. Some items are from data last posted by jurisdictions in 2016 or earlier.

IMPORTANT : The numbers listed are estimates and are not considered final. The final total depends on the design and actual location of your new construction. Numbers will vary.

ATTACHMENT B: DEVELOPMENT COST ANALYSIS
Unit Count

288

COST ANALYSIS
Land Costs
Building Permit Fees
Development Fees

$
$7,200,000
$1,728,000
$7,283,072

Offsite Costs

$535,104

Soft Costs

$3,000,000

Hard Costs

$30,766,680

$/Unit
$25,000
$6,000 Estimated
$25,288
$1,858

Financing, Carrying costs, Insurance,
Engineering, etc.
$115/SQFT for apartments
$106,829
$156/SQFT for clubhouse
$10,417

Sales Tax

$2,800,000

$9,722

Total Costs

$53,312,856

$185,114

STABALIZED FINANCIAL ANALYSIS
Avg Market Rent/Unit
Monthly Gross Rents
Annual Gross Rents
Net Operating Income
Annual Return on Investment

Comments

$1,800
$518,400
$6,220,800
$3,732,480 Assumes 35% expenses on gross revenue and 5% vacancy
7% Does not meet 10% return on investment needed

FINANCIAL ANALYSIS BASED ON DESIRED INVESTMENT RETURN
Target Return on Investment
10% Meets 10% return on investment needed
Target Total Costs $
39,289,263 Total development costs are reduced by 25%
Actual Return on Investment
7.51%
Avg Market Rent/Unit $
1,800
Monthly Gross Rents $
518,400
Annual Gross Rents $
6,220,800
Net Operating Income $
3,732,480 Assumes 35% expenses on gross revenue and 5% vacancy

DEV FEE BREAKOUT
Park Impact Fee
School Impact Fee
Traffic Impact Fee
Water meter, tapping and
service line charge from stubunit and irrigation
Water System Development
Charge (SDC) Units+Irrigation
Sewer System Development
Charge (SDC)
Storm Water System
Development Charge (SDC)
Total

$
$
$

$/Unit
3,886
1,755
2,477

$

285

$

7,003

$

9,659

$

223

$

25,288

ATTACHMENT B5

Planning
Commission

Memo
Date

:

May 5, 2021

To

:

Mayor and City Council

From :

Grant Sulham, Planning Commission Chair

Re

Ordinance D21-31

:

On May 5, 2021, the Planning Commission conducted a Public Hearing on Ordinance D21-31, which
would adopt the Bonney Lake – Sumner Housing Action Plan. The Planning Commission voted 6-00 to recommend that the City Council adopt Ordinance D21-31.
As required by BLMC 14.40.100, the Planning Commission adopts the following findings of fact in
support of its recommendation:
1. On May 5, 2021, the City of Bonney Lake Planning Commission held a public hearing to consider
the adoption of the Bonney Lake – Sumner Housing Action Plan, as required by BLMC
14.140.080.
2. The City complied with all applicable notice, timing, and comment provisions in scheduling and
carrying out the above-referenced hearing.
3. At the above-referenced hearing, the City of Bonney Lake Planning Commission determined that
the adoption of the Bonney Lake – Sumner Housing Action Plan is consistent with other BLMC
development regulations, the Comprehensive Plan, and with the laws of the State of Washington.
4. Under the State Environmental Policy Act (SEPA) the adoption of this Ordinance is a non-project
action as defined by WAC 197-11-704(2)(b) and the Public Services Director acting as the SEPA
Responsible Official determined that this proposal will not have a probable significant adverse
impact on the environment. An environmental impact statement (EIS) is not required under RCW
43.21C.030(2)(c). Following a review of the environmental checklist, the City has issued a
Determination of Non-significance (DNS) under WAC 197-11-340 for this project.

Ordinance D21-31 PC Recommendation
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EXECUTIVE
SUMMARY
Introduction
There is a housing affordability crisis
impacting the State of Washington.
Between 2000-2015 alone, the State
underproduced housing by
approximately 225,000 units1. As the
four-county region (Pierce, King,
Snohomish, and Kitsap) continues to
grow, reaching 1.8 million people by
2050, action must be taken consistent
with VISION 2050. The development of
strategies to increase the supply of
housing for all income levels, while
maintaining the character of each
community, is a key step to solving this
problem.
Recognizing the need to focus on
housing, the Washington State
Legislature passed House Bill (HB)1923
during the 2019 legislative session. The
Bill provided grant funds to develop a
Housing Action Plan (HAP).

1

Up for Growth 2020. Housing Underproduction in
Washington www.upforgrowth.org/sites/default/files/2020-
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Figure 1. HAP and GMA Timeline
The Cities of Bonney Lake and Sumner
came together to develop a joint HAP.
The HAP allows both cities the
opportunity to understand the existing
and future housing needs for their
communities through the development
of a Housing Needs Assessment (HNA)
and to develop strategies to make sure
those needs are met through a HAP.
The timing for this project is ideal. Both
Bonney Lake and Sumner will be
updating their respective Growth
Management Act (GMA)
Comprehensive Plans by June 2024. The
update requires each city to make a
variety of housing types available for all
economic segments of the community.
In addition, as part of the update each
Comprehensive Plan will need to outline
how population growth will be
accommodated out to 2044 consistent
with the Regional Growth Strategy
adopted as part of VISION 2050.
Early action to focus on housing needs
and develop strategies to address
relevant issues is a valuable exercise for
Bonney Lake and Sumner.

01/HousingUnderproductionInWashingtonState2020-0110.pdf
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THE ROADMAP TO HOUSING AFFORDABILITY –
HOW A HOUSING ACTION PLAN (HAP) WORKS
It starts with key housing questions:
•

Will young families be able to find
housing that is affordable in our
community in the future?

Housing data is then
examined through a Housing
Needs Assessment (HNA):
•

How affordable is
housing today?

•

As our friends and family age, will
there be housing to ensure they can
afford to stay in our community?

•

•

How do we ensure housing is
available for teachers, caregivers,
and single income households?

How are the cities
expected to grow in the
future?

•

What kind of housing will
meet current and
projected future needs?

Public engagement ensures the community voice is heard.

•

Housing Action Plan website developed.

•

Community forums and discussions held on the project website

•

Community led Advisory Committee helps drive the Plan forward.

•

Planning Commissions and City Councils to hold meetings and
adopt the final plan.

Based upon the steps above, the Housing Action Plan
(HAP) then outlines a variety of proactive strategies
each community could take to help address the
current and future housing needs of each city.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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INTRODUCTION
Community Profile – Bonney
Lake
Located in Pierce County, south of Lake
Tapps, Bonney Lake has a population of
approximately 21,000 residents as of
2020. Like many Puget Sound-area
communities, Bonney Lake has seen
rapid population growth in the past two
decades. Its population more than
doubled between 2000 and 2018. The
City’s population, primarily composed of
families, is a residential city with fewer
jobs than neighboring Sumner. Its
housing stock is mostly single family
detached housing that has been built
over the past 20 years.

Community Profile – Sumner
Located in Pierce County, west of Lake
Tapps, Sumner has a population of
approximately 10,000 residents. Sumner
has grown by around 1,500 people
since 2000, a growth rate similar to other
cities in the county. The City’s
population is composed of mostly
smaller single-family homes. The housing
stock in the City is older and more
affordable than surrounding cities.
Sumner is more diverse than
neighboring cities. Its population of
people over 65 is higher, per capita,
than Bonney Lake or Pierce County as a
whole.

Figure 2. Vicinity Map
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our community that essential
workers can afford?

Project Overview
The Cities of Bonney Lake and Sumner
proudly present this Housing Action Plan
(HAP). The development of this HAP has
engaged our communities in an
important conversation about housing.
Key questions have been asked such as:
•

•

•

Will young professionals
beginning their careers be able
to afford to buy a home in our
community when they are
ready?
Some members of our
community, like single parent
families, choose to live in housing
units other than detached
homes. Do we have a diversity of
housing types with good prices to
meet this need?
Essential workers, like caregivers,
teachers, and retail workers, are
vital to our community. How can
we ensure we have housing in

“Food insecurity is a symptom of a bigger
problem. We know the families that come
to us have more barriers to stability and
having access to safe, affordable housing
would relieve so much pressure on the
families we serve and the larger
community.
If more stable housing was available the
ongoing crisis and tension created by
housing insecurity would be alleviated,
the emotional impacts of that can’t be
overstated. Allowing families to shift
their focus from surviving to thriving.”
Stacey Crnich, CEO of Bonney Lake Food
Bank and Advisory Committee Member

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

•

How will we meet the needs of
adults in our community who are
in their working years now when
their income changes after
retirement?

•

As our friends and family age
how can we ensure they can
afford to stay in our community?

To begin to answer these important
questions, housing data were analyzed
in a Housing Needs Assessment (HNA)
for each city. The HNA summary,
located in Chapter E and full
assessment in Appendix 1 provide
important insights on issues such as:
•

How affordable is housing today?

•

How are cities expected to grow
in the future?

•

What kind of housing is necessary
to meet current and future
needs?

“Growth in all sectors of housing will
be a sign that the Housing Action Plan
is successful. The existing stock stays
viable, while we add more options
from Accessory Dwelling Units to
high end single family homes.”
Dave Dearth, Dobler Management Co.
and Advisory Committee Member

P A G E | 11
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House Bill 1923 requirements for a Housing Action Plan
•

Quantify existing and projected housing needs for all income levels, including
extremely low-income households

•

Develop strategies to increase the supply of housing, and variety of housing types

•

Analyze population and employment trends, with documentation of projections

•

Consider strategies to minimize displacement of low-income residents resulting from
redevelopment

•

Review and evaluate the current housing policies

•

Provide for participation and input from community members, community groups,
local builders, local realtors, nonprofit housing advocates, and local religious groups

•

Include a schedule of programs and actions to implement the recommendations of the
housing action plan

Figure 3. HB 1923 Requirements
The intersection between key housing
issues identified by the community and
data highlighting current and future
housing needs led to the development
of this HAP. Chapter F outlines strategies
and actions to ensure each city offers
the right supply of housing to meet
future demand for all income levels.
Housing strategies are focused on
important topics such as:

The actions identified within the HAP are
code and policy changes focused on
implementing the strategies listed
above. A suite of options has been
identified for each city to consider
moving forward. Pros and cons for
adopting changes and the
identification of other jurisdictions who
have considered similar changes help
to make this a user-friendly document
for each city moving forward.

•

Preserving rental housing

House Bill (HB) 1923

•

Incentives for new rental housing

•

Bringing down the cost of
development

•

Improvement of the permit
process to expedite certain types
of permits

•

Options to provide a wider
variety of housing types

In 2019, the legislature passed HB 1923
to assist Cities in developing a HAP that
will encourage construction of
additional affordable and market rate
housing in a greater variety of housing
types and at prices that are accessible
to a greater variety of incomes. The
Cities of Bonney Lake and Sumner have
chosen to utilize this opportunity to
develop a joint HAP.

•

Preventing and mitigating
displacement as redevelopment
occurs

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

The Washington State Department of
Commerce (Commerce) deadline for
the adoption of the Housing Action Plan
is June 30, 2021.
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Plan Impact on Housing Prices
Housing affordability (or lack thereof) is
a significant and complicated. There
are lots of reasons why housing has
become so expensive, and cities can
only address certain aspects. While both
Bonney Lake and Sumner could reduce
fees for certain housing types, open up
areas to allow for higher density
housing, or provide more options for
senior housing, they do not control issues
such labor shortages or the rising cost of
lumber, for example.
This HAP is a piece of a larger puzzle
that aims to help address important
housing issues in our region. If each city
in our region takes the steps that Bonney
Lake and Sumner are taking as part of
this HAP, it will have a positive overall
impact on housing affordability issues in
our region.

GOALS AND
OBJECTIVES
Bonney Lake
Goal
The City of Bonney Lake’s goal is to
have a HAP with actionable items they
can implement, including a clear vision
of housing needs and solutions tied to
salary ranges of people who work and
live in the City. It should encourage
community engagement around
housing.

and decision makers as actions are
evaluated.
•

Provide options on how best to utilize
tax incentives to encourage certain
housing types.

•

Explore allowing or encouraging
additional housing types in singlefamily areas where appropriate. This
includes accessory dwelling units,
duplexes, and triplexes.

•

Encourage continued community
engagement on housing issues.

•

Review two cities together as a
whole where appropriate.

Sumner
Goal
The City of Sumner’s goal is to provide a
realistic picture of affordable housing in
Sumner, including an understanding of
demographics and economics. It should
engage the community and provide a
clear picture to the Council and the
community of affordable housing issues
and provide solutions.
Objectives overview
•

Provide information on the
interplay between businesses,
workforce, and housing.

•

Provide a solid understanding of
why the plan matters, connections
between the HAP and the GMA,
what affordability means, where
Bonney Lake and Sumner fit into
regional affordability, and how
that affects both communities.

•

Identify concrete steps that can
realistically be implemented and
that the market will respond to.

Objectives overview
•

Identify code and policy changes
that will work when implemented.

•

Assist in closing housing gap.

•

Identify pros and cons for each
action identified to assist the City

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021
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Focus on workforce and senior
housing specifically.

•

“Staying at your school of origin is
the best way to avoid learning loss.
If kids were more stably housed we
know they would be more successful
academically, socially, and
emotionally. The benefits of stable,
affordable housing can’t be
overstated for the lives of our
students.”

•

A focus on providing lower-cost
rentals and more moderate to
middle-income homes is essential.

•

The senior population (65+) has
grown significantly. Promoting
housing types that allow seniors
to stay in the community is vital.

•

Providing a variety of housing
types will ensure there is housing
for all. This includes traditional
detached residential homes,
accessory dwelling units,
duplexes, townhomes, triplexes,
and higher density housing.

Marilee Hill-Anderson, Sumner-Bonney
Lake School District and Advisory
Committee Member

PLAN ELEMENTS
The goals and vision for each city are
implemented through the development
of this HAP. The two primary pieces of
this HAP are the Housing Needs
Assessment and the evaluation and
schedule of actions and strategies that
follow.
Each element was guided by
development and implementation of a
Project Charter (Appendix 9) and a
Public Participation Plan (Appendix 10).

Housing Needs Assessment
(HNA) – high level findings
Bonney Lake and Sumner are highly
desirable places to live, offering a high
quality of life and a prime location to
job centers and natural amenities. As
the cities and region have grown, the
competition for a limited supply of
housing has also grown. The following
are high level findings.
•

Housing costs have escalated.
This is especially difficult for
households earning below the
median annual income.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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The need to provide housing that
people can afford is real and growing.
The HAP provides a range of options to
address these issues.

Housing Action Plan (HAP) –
high level approach
The HAP pairs the HNA findings with
community goals to bring forward an
identifiable set of actions each city can
consider in the future. The HAP is
organized as follows:
•

Review of existing housing policies

•

Development of strategies to
address the cities’ housing goals

•

Actions to implement each of
housing strategy

The HAP’s strategies are focused on:
•

Preserving rental housing

•

Incentives for new rental housing

•

Bringing down the cost of
development

•

Providing a wider variety of
housing types

P A G E | 14
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•

Preventing and mitigating
displacement

•

Improving the permit process
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Each subsequent action identified is
outlined to:
•

Highlight the strategy or
strategies this action addresses

•

The pros/cons of taking action

•

Outline areas of code that could
be modified

•

Highlight jurisdictions that have
already taken this action

Overall, the HAP provides a suite of
options for each city to consider moving
forward.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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PUBLIC PARTICIPATION
This Housing Action Plan was developed
with a wide range of public
engagement. Amidst the Covid-19
pandemic, cities continued to rely on
close consultation with an Advisory
Committee, who helped to shape the
issues, focus, and vision of the Plan and
pointed the way to identification of
strategies and actions. Meetings were
held virtually as discussions continued.
The project team held three meetings
with the Advisory Committee.

TABLE OF CONTENTS

SUMNER CONNECTS –
SAMPLE FEEDBACK

“I don’t think we have enough
variety of housing to meet the
needs of different income brackets.
Young people don’t have a lot of
options, young families may not be
able to afford much around here, the
senior community may be aging in
place and then we don’t have a
churn of housing.”

“Currently, the City of Sumner is

The project also engaged the public
through the City of Sumner’s “Sumner
Connects” website, where draft
documents and a discussion forum
allowed the public to engage and
provide feedback on draft documents
and participate in a community forum
focused on important housing issues.
“The mysterious part of development
is ‘why is the City doing what they’re
doing?”, and the Housing Action Plan
is a start at mitigating that confusion.
One of the biggest outcomes of this
process could be demystifying
development and making cities more
accessible to local citizens and
investors.”

almost entirely inaccessible to
first time home buyers. As a local
Real Estate Broker, I can’t even count
the number of clients I’ve had with a
dream of living here and are then
devastated by the reality of housing
prices.”
“As a retiree who hopes to stay in my
home in downtown Sumner […] we
actually tried to find a condo in town
to purchase but had to buy a house
because there were no condos in
town.”
“A few years ago due to health
concerns & aging, we decided it was
time to move to a one story home
and availability was almost zero.”
“Will there be a plan to prevent
multi-family overload in singlefamily zones?”

Andy Elfers, Sumner Planning
Commissioner and Advisory Committee
Member

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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PROJECT TIMELINE
The Commerce deadline for adoption of the HAP is June 30, 2021. The following process
and schedule were followed to ensure state requirements and project goals were met
for both Bonney Lake and Sumner.

Figure 4. Timeline and Process Graphic
Project Kick-Off
Stakeholder
Committee Creation

Public Hearing/

Housing Needs
Assessment

Review & Adoption

Final Housing Action Plan

May

Draft Housing Action Plan

Jun

Jul

Aug

Sept

Oct

Nov

Dec

Jan

Feb

Mar

Apr

May

Task 1:
Project Kick-Off Charter
Task 2: Public Outreach Plan/Webpage
Development
Task 3:
Housing Needs Assessment
Task 4:
Preliminary Draft Housing Action Plan
Task 5:
Final Draft Housing Action Plan
Task 6:
Public Hearing Process/Final Adoption
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HOUSING NEEDS
ASSESSMENT
This section contains an introduction to and
synopsis of the Housing Needs Assessment. The
full HNA can be found in Appendix 1.

Introduction
The needs for housing in the Cities of
Bonney Lake and Sumner are
substantial, and these needs will
broaden as the communities change
and grow over the next few decades. A
key initial step to address housing
challenges is to analyze the best
available data that help accurately
define the range of unmet housing
needs and the depth of affordability
needs. This analysis should answer
questions about the availability of
different housing, who lives and works in
the different cities, and what range of
housing is needed to meet pent up
demand into the future. Housing
analysis is an important exercise
because housing needs tend to evolve
based on changes in the broader
economy, local demographics, and
regulatory environment.
Bonney Lake and Sumner, like other
communities in the region, have grown
over the years, leading to affordable
housing shortages and limited diversity
in the range of housing options
available for growing population sectors
such as seniors, low-to-middle-income
households, and young, newly-formed
households. The Pierce County
Countywide Planning Policies
encourage municipalities to increase
the availability of housing affordable to
all economic segments of the
population and necessitates that they

TABLE OF CONTENTS

assess their achievement in meeting the
housing needs to accommodate their
20-year population allocation by
analyzing available data.2
Analyzing housing is complex since it
represents a bundle of services that
people are willing or able to pay for,
including shelter and proximity to other
attractions (job, shopping, recreation);
amenities (type and quality of home
fixtures and appliances, landscaping,
views); and access to public services
(quality of schools, parks, etc.). It is
difficult for households to maximize all
these services and minimize costs; as a
result, households make tradeoffs and
sacrifices between needed services and
what they can afford. Housing markets
tend to function at a regional scale,
which makes it a challenge for
jurisdictions to adequately address
issues individually and a prime
opportunity for neighboring cities like
Bonney Lake and Sumner to work in
partnership to broadly meet their
housing needs. The following section
helps frame the broader context
associated with key housing trends.

Broader Demographic Trends
Several demographic changes have
emerged since the mid-20th century
that have influenced housing demand.
These trends help explain forces shifting
the housing landscape that are beyond
the local purview.
•

Nuclear family households, the
predominant type of household
of the mid-20th century, shrank
from 40% in 1970 to 20% in 2018,
while the share of single-person
households increased from 15% in

2

Countywide Planning Policies for Pierce County,
Washington. Effective November 13, 2018.
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1970 to 28% in 2018. 3 Households
with persons living alone have
become the most prevalent
household type, which could
result in smaller household sizes
and increased housing unit
demand.
•

Around one-third of Americans
between 18 and 34 are now
living in their parents’ homes,
possibly delaying their household
formation.

•

Also, America is aging, and the
number of U.S. seniors will
continue to grow over the next
twenty years. National estimates
suggest that around 22% of
Americans will be over 65 years
by 2050. Seniors are projected to
outnumber children for the first
time ever by 2035. This is
substantial growth considering
that currently, the over 65 age
group is about 15% of the
population in Sumner and about
10% in Bonney Lake (2014-18,
ACS). The aging Baby Boomer
generation (born 1946 to 1964)
could result in greater demand
for smaller housing for those
wishing to “downsize” and
greater demand for assisted
living housing situations.

•

Nationwide, the Hispanic/Latino
population is predicted to be the
fastest growing racial/ethnic
group over the next few
decades. The growing diversity of
American households will have a
large impact on domestic

3

Sources: AARP (2018) Making Room for a Changing
America, U.S. Census Bureau Annual Social and Economic
Supplements 1950 and 1970, 2015 U.S. Census ACS, PSRC
Draft 2050 Forecast of People and Jobs.
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housing markets. Over the
coming decade, minorities will
make up a larger share of young
households and constitute an
important source of demand for
rental housing and small homes.
•

Another factor affecting housing
is the COVID-19 pandemic. Since
its emergence, the pandemic
has slowed the production of
housing in many regions and due
to growing remote work
practices, commuting rates have
diminished and housing
preferences are shifting. In
addition, the pandemic has
impacted the ability to pay for
housing consistently, which will
likely exacerbate housing
availability and stability. These
types of trends should be
monitored as conditions and
communities adjust.

Another factor crucial for estimating
housing needs is the trends associated
with population growth. The growth in
the Puget Sound region has been
intense, with the region expecting to
grow by around 1.8 million to a total
population of 5.8 million residents by
2050.4 The effects of this regional growth
have diffused into local areas in the
region, including Bonney Lake and
Sumner. Both cities have grown, and this
growth has put pressure on an already
limited housing supply. Bonney Lake’s
population has doubled since 1990 to
include 20,313 people.

4

Puget Sound Regional Council (PSRC). Vision 2050,
Adopted October 2020. Land Use Vision Dataset. Retrieved
from: https://www.psrc.org/projections-cities-and-otherplaces.
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Bonney Lake is growing at a faster rate
than Pierce County (6% vs 2%) while in
contrast, Sumner welcomed 3,617
people from 1990 to 2018 and grew at
the same pace as Pierce County.
Despite having a similar population size
in 1990, Sumner grew more slowly than
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Bonney Lake and currently has an
estimated 9,898 persons by 2014-18. As
the county continues to grow, housing
affordability increasingly has become a
concern for people wishing to live and
remain in the area.

Figure 5. Population Growth, Bonney Lake and Sumner, 1990 – 2018
Geography

Change, 1990 to 2018
1990

2000

2018

Number

Percent

AAGR

Bonney Lake

7,494

9,687

20,313

12,819

171.06%

6%

Sumner

6,281

8,504

9,898

3,617

57.59%

2%

Pierce County

586,203

700,820

859,840

273,637

46.68%

2%

Sources: Office of Financial Management (OFM), 1990 and 2000 Census, originally from the US Census
Bureau, Decennial Census, Census of Population and Housing Summary Table; 2014-2018 American
Community Survey (ACS) 5-year Estimates. Note: Average Annual Growth Rate (AAGR)

The following HNA summarizes
information about the factors that likely
will affect residential development in
Bonney Lake and Sumner over the next
20 years, including housing market
dynamics, demographic and
affordable housing trends, workforce
profile, population projections, along
with an estimated housing gap for each
city that should be filled to meet future
housing needs up until 2044.
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The first section provides a summary of
the housing needs for Bonney Lake, the
second section synthesizes Sumner’s
housing needs, and the third section
describes joint Bonney Lake-Sumner
housing considerations. Appendix 1
provides additional detail on the
housing needs findings and background
on the results referenced in this chapter.
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Bonney Lake Housing Needs
Assessment Results S ummary
Bonney Lake Housing Gap and Housing
Production Target
The results of the Housing Needs Analysis
show a gap in housing estimated at
around 3,065 housing units needed by
2020 and 2044. By 2044 Bonney Lake’s
population is forecasted to reach
approximately 29,025 persons. This gap
combines the existing underproduction
of around 1,774 housing units (based on
trends from the past decade) and the
future need of around 1,290 housing
units. This means that at least 153 units
per year on average would need to be
built in Bonney Lake.5 Bonney Lake
should work towards providing
adequate housing to support the
projected housing growth.6
In addition to supporting steady housing
growth, Bonney Lake should also
develop strategies to more equitably
meet diverse housing needs such as the
need to plan for housing for a range of
income levels. Two scenarios were
developed to inform discussions on
what range of household incomes
should be pursued when setting new
targets to bridge the gap in housing.
Scenario 1 is the status quo reflecting
existing housing production trends with
no new action. In contrast, Scenario 2
emphasizes the City’s responsibility to
provide a fair share of housing types
distributed to a range of different
5

In comparison, the county-level 2008-2030 target calls for
Bonney Lake to add a total of 2,776 new units in total.
Between 2008 and 2019, Bonney Lake added 1,392 which is
halfway to this target. Considering this progress, Bonney
Lake should add a total of 1,384 or at least 138 units per
year to meet the 2008-2030 target for the next ten years. All
of these targets call for around 138 to 153 housing units to
be added per year, on average.
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income levels of residents, based on
county level averages. Each scenario
has its benefits, differences, and tradeoffs that should be considered. A key
difference is that Scenario 1 would have
more higher income housing while
Scenario 2 calls for greater housing
affordable to low-income households.
Bonney Lake’s Households are Larger
and Mostly Include Families
Several demographic trends including
household size, race/ethnicity, incomes,
and tenure influence housing demand
and should be evaluated to identify
emerging trends and variations in what
people need for their families and
households. Household sizes are larger in
Bonney Lake in comparison to Pierce
County and Sumner, with almost half of
all households including three or more
persons. This larger household size trend
is reiterated for the average number of
people per household, since Bonney
Lake’s average of 2.92 persons per
household, as of 2020, is even higher
than the overall US average. Moreover,
the dominant household composition
for Bonney Lake consists of families with
children (37%) or without children (40%).7
Finding: This trend indicates a need to
support continued production of familyfriendly housing including at least 2
bedrooms. Family-sized, family-friendly
housing contains more than two
bedrooms and includes features
essential for families, such as areas
where family members can gather for
meals and other activities, sufficient
6

This 2008-2030 target provided in the Pierce County
Countywide Planning Policies is expected to be updated by
the Puget Sound Regional Council (PSRC) in 2021.
7
A family household is one in which the residents are
related to at least one other person in the household by
birth, marriage, or adoption while non-family households
include young people living alone, unmarried couples, and
unrelated house mates.
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storage space, and access to outdoor
recreation space. Allowing a broader
mix of diverse family-friendly housing
units at different price points in
traditional detached housing areas can
attract a larger number of families with
a wider range of incomes.
Bonney Lake’s Communities Have
Become Increasingly Diverse
Consistent with national and county
trends, the City of Bonney Lake has
become more diverse since 2000. The
share of people of color doubled in
Bonney Lake from 8% to 19% of the total
population between 2000 and 2014-18.
In comparison to Pierce County, this
increase in non-white populations was
more dramatic, but the overall share is
lower than Pierce County’s share.
Hispanic/Latinos and those of two or
more races doubled over this time
period to become the most prevalent
non-white population groups in Bonney
Lake. Hispanic and Latino households
compared to non-Hispanic households
overall tend to have a larger household
size and younger Hispanic and Latino
households on average have higher
homeownership rates and lower than
average incomes. Households for
Hispanic and Latino immigrants are
more likely to include multiple
generations, requiring more space than
smaller household sizes, and they tend
to need lower-cost renting and
ownership opportunities.
Findings: Strategies should focus on
lower-cost rentals and increased
moderate to middle-income priced
homes with homeownership

8

“Missing middle” housing referred generally herein as
middle housing primarily includes single-family attached
housing with two or more units (duplexes, triplexes, quad
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opportunities and multigenerational
accommodations.
Bonney Lake’s Population Mostly
Includes Families and Seniors
Since housing needs change over a
person’s lifetime, it is important to track
shifts among age cohorts to anticipate
expected demand. In comparison to
Pierce County and Sumner, Bonney
Lake has the highest share of individuals
under age 20 (29%) and between 35 to
49 years. This backs up the finding that
Bonney Lake primarily houses families
with children and working adults. In
addition, Bonney Lake’s senior
population (over 65) quadrupled over
the last two decades and this trend
increased the median age to 35. The
senior population growth is expected to
continue, almost tripling the number of
seniors to 6,114 persons by 2040 (60+).
Findings: The HAP should include
strategies to address increased housing
needs for seniors. Homeownership rates
tend to increase as age increases and
older people are more likely to live in
single-person households which tend to
be smaller in size. The aging Baby
Boomer generation (born 1946 to 1964)
could also generate greater demand
for housing offering living assistance,
multigenerational accommodations,
and opportunities for residents to age-inplace or age elsewhere in their
communities. Overall, these trends
indicate high demand for “missing
middle” housing (like ADUs, townhomes,
triplexes, duplexes, and cottages) which
allows more seniors to downsize and
remain in their community. 8

homes, townhomes, courtyard cottages, accessory dwelling
units, etc.) or other housing bridging a gap between single
family and more intense multifamily housing.
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Increased Demand and Housing
Scarcity Have Led to Rising Costs
The housing underproduction in Bonney
Lake, coupled with high demand for
housing needed for home-buyers, has
fueled rising home costs. Median sales
prices have increased by 55% from
$255,224 to $395,301 in Bonney Lake
between 2000 and 2019 (Pierce County
Assessor).9 Additionally, average rent for
a 2-bedroom apartment (used as a
proxy for all rental units) has largely
remained above the area median
income (100 % AMI) since 2000.
Increases in housing costs and rent have
been a trend felt across the Puget
Sound region and state.
Alongside housing cost increases, the
median household income in Bonney
Lake was $91,368 in 2018 – a rate well
above Pierce County at $67,868 and a
52% increase from the 2000 level. In
Bonney Lake, 81% of households own
rather than rent while Sumner is more
evenly split with 51% of households
owning. This is not surprising since most
of Bonney Lake’s housing stock consists
of newer construction and traditional
detached housing. Considering the
ownership rate, it is no surprise that
Bonney Lake has a large number of
high-income households as well as the
largest share, relative to Sumner and
Pierce County. Income is strongly
related to the type of housing a
household chooses (e.g., townhome, or
stand-alone single-family home) as well
as household tenure since
homeownership rates tend to increase
as income increases.
Findings: Where feasible, additional
home ownership opportunities should
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be provided for households earning
between 80 and 120% AMI. Housing
serving this income bracket tends to be
middle housing. Demand is mounting for
middle housing mostly due to aging
baby boomers, young households
forming, and the growing workforce. As
a result, strategies should be developed
to support middle housing production in
Bonney Lake. Although Bonney Lake
has a small share of renters, the renter
population tends to include households
at the moderate to lower income level
and the rising costs of housing has
disproportionate impacts for homes
priced at these levels. Consequently,
additional production of apartments,
multiplexes and middle housing, and
government subsidized housing should
be supported.
Bonney Lake Has Fewer Jobs and Higher
Commuting Rates
Understanding Bonney Lake’s workforce
profile and commuting trends will help
plan for housing needs of workers.
Factors such as job sector growth and
the commuting patterns of residents
may have implications for how many
people are able to both live and work
within the City. If such factors indicate
many people are commuting into the
City for work, it could be possible that
the City does not have enough housing
to accommodate its workforce or
enough housing that matches their
needs and affordability levels.
Bonney Lake has much fewer jobs than
Sumner, providing an estimated 5,096 in
2018 or 24% of the jobs in the Bonney
Lake-Sumner area. Bonney Lake’s high
wage sector is more diversified
(education, healthcare/social

9

Zillow data shows an even steeper price increase of
$441,300 by 2019, estimated as increasing by 73%.
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assistance are the most dominant) and
faster growing than the low wage sector
(dominated by retail trade and
accommodation/food service sector
jobs), where workers earn below Pierce
County’s average annual salary of
$51,676 in 201810.
Most of Bonney Lake workers commute,
and only 3% live and work in town. This
rate of commuting in Bonney Lake is
higher than many other nearby cities –
including Kent, Auburn, Renton, and
Federal Way. Among those working
elsewhere, Bonney Lake workers tend to
work either in King or Pierce Counties. In
terms of the main cities where Bonney
Lake residents work, 11% work in Seattle,
9% work in Auburn, 8% work in Tacoma,
7% work in nearby Sumner, and another
8% work in Kent11.
According to the 2018 LEHD OriginDestination Employment Statistics
dataset, only about 7.8% of the City of
Bonney Lake’s 4,435 workers live in
Bonney Lake. The rest commute from
other nearby Pierce County cities like
Tacoma (5.5%) and Prairie Ridge (4%).
Pierce County residents account for 54%
of Bonney Lake workers, while 24%
come from King County. Combined, the
three largest industries (by total jobs) in
Bonney Lake are Retail Trade (27%),
Accommodation and Food Service
(21%), and Health Care and Social
Assistance Industries (13%)12.
Findings: Considering the city’s high
commute rates, it is worth asking how
many are commuting due to
preference or the lack of affordable
housing.

10

2018 mean annual salary for Pierce County; WA ESD
https://esd.wa.gov/labormarketinfo/countyprofiles/pierce#wages
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Bonney Lake’s Housing Stock is Newer
and Mostly Traditional Detached Homes
Analysis of historical development trends
in Bonney Lake provides insights into
how the local housing market functions
in the context of the broader region.
Bonney Lake’s housing stock has limited
diversity. Bonney Lake Housing Stock is
chiefly traditional detached homes (84%
of total) with smaller shares of housing
including 7% manufactured homes, 5%
multifamily housing units (5+ units), and
4% single-family attached housing units
(Pierce County Assessor data, 2020).
Almost half of Bonney Lake’s housing is
newer construction, with over 75% of
housing built after 1980. Bonney Lake’s
apartment and attached housing
development is newer, primarily built
during the last two decades (Pierce
County Assessor data, 2020). Bonney
Lake’s manufactured/mobile homes are
the oldest type of housing, mostly built
between 1960 and 1990. Based on the
newer age of most of the housing
including apartments, the displacement
risk could be fairly low for most of the
housing in Bonney Lake, except for
manufactured/mobile homes.
Findings: Low supplies of attached
housing like townhomes, triplexes,
duplexes, and cottages apartments
should be addressed to provided
broader housing options. In addition,
demand is expected to increase for
attached housing due to aging baby
boomers and new households forming.

11
12

Longitudinal Employer-Household Dynamics, 2018.
PSRC, 2018
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Cost-burden Disproportionately Affects
Lower-Income & Renter Households
Housing affordability is increasingly
becoming a concern in Bonney Lake.
Housing prices have escalated over the
last few decades with median sales
price increasing by 55% (from $255,224
to $395,301). In 2019, average
apartment rents (2-bedroom) were
affordable only to households earning
around 60% AMI or higher. Affordable
housing problems have not affected all
households evenly; in fact, low and
moderate-income households, renters,
and the young and old have been
disproportionately impacted. In total,
double the share of renters were
severely cost-burdened compared to
owners and an astounding 84% of
renters above 65 and almost half under
24 were cost-burdened in Bonney Lake
as of 2014-18.
Bonney Lake supports the production of
rent-restricted housing built to support
very-low to moderate-income housing
units. About 433 low-income housing
units have been built or under
construction to date in Bonney Lake.
The living units available for seniors and
other eligible disabled persons is lower,
with only 111 living units. These living
units largely are adult family homes,
situated in regular neighborhood homes
where staff assumes responsibility for the
safety and well-being of an adult.
Bonney Lake tends to produce more
moderate-income owner housing units
rather than low-income housing rentals
in comparison to Sumner.
Findings: Bonney Lake will need to
continue boosting production of lowincome (50% AMI or lower) housing
rentals and ownership opportunities to
achieve the 2008-2030 target since they
BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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What is Affordable Housing?
The term affordable housing refers to a
household’s ability to find housing within its
financial means. The typical standard used to
determine housing affordability is that a
household should pay no more than 30% of the
gross household income for housing, including
payments and interest or rent, utilities, and
insurance. Another indicator for measuring
and tracking housing affordability concerns is
housing cost burden. The US Housing and
Urban Development (HUD) guidelines indicate
that a household is cost-burdened when they
pay more than 30% of their gross household
income for housing and severely costburdened when they pay more than 50% of
their gross household income for housing (rent
or mortgage, plus utilities).
Median Income Level
When examining household income levels, the
Area Median Income (AMI) and Median Family
Income (MFI) are benchmarks for
understanding what different households can
afford to pay for housing. Since housing needs
vary by family size and costs vary by region,
HUD produces a median income limit for
different family sizes and regions on an annual
basis. These benchmarks help determine
eligibility for HUD housing programs and
support the tracking of different housing needs
for a range of household incomes.
The median income value (100%) primarily
used for this analysis is an annual income of
$87,322 for a family of four which is the Pierce
County rate for 2020. Below 30% of AMI is
extremely low income (under $26,197), 3050% of AMI is very low income ($26,197$43,661), 50-80% of AMI is low income
($43,661-$69,858), 80-100% of AMI is
moderate income ($69,858-$87,322), 100 to
120% of AMI is middle income ($87,322$104,786), and above 120% AMI is high
income (above $104,786). Income levels tend
to vary throughout a lifetime and
homeownership rates tend to increase as
income increases.
Source: HUD, 2020. Pierce County and Tacoma, WA HUD
Metro FMR area, FY Income limits Documentation.
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are about halfway towards meeting the
2030 goal. The approaches for
increasing low-income housing likely is
more complicated due to the need for
some sort of direct assistance.

Sumner Housing Needs
Assessment Results Summary
Sumner Housing Gap and Housing
Production Target
Based on the housing analysis, the City
of Sumner’s housing gap to fill by 2040 is
1,422 housing units. These housing units
should be added by 2040 when
Sumner’s population is forecasted to
reach approximately 12,473. This
number should be considered the
minimum number of additional housing
units needed to support the expected
demand. This means that around 72
housing units should be produced per
year from 2020 to 2040.13 Thus, Sumner
should pick up the pace to support
housing growth since only around 41
housing units has been built per year (on
average) between 2008 to 2020.
In addition to supporting greater
housing development, Sumner should
also develop strategies to equitably
meet diverse housing needs such as the
need to support housing production
suited for an array of different
household incomes. Two scenarios were
developed to inform discussions on
what range of household incomes
should be pursued when setting new
targets to bridge the gap in housing.
Scenario 1 reflects the status quo with
the existing housing production
continuing as it has over the last ten
13

In comparison, the 2008-2030 target provided within the
Pierce County Countywide Planning Policies calls for a total
of 1,273 new housing units or at least 127 units per year
from 2020 to 2030. Since 2008, Sumner has added around
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years. In contrast, Scenario 2
emphasizes the City’s responsibility to
provide a fair share of housing types
that is more evenly distributed for
different income level needs. Scenario 2
includes housing targets that are based
on the averages of household income
levels quantified for Pierce County in
2014-18.
A key difference between the two
scenarios is Scenario 2 would add
slightly more housing affordable to
middle to high-income households. This
indicates a possible deficit of market
rate units for middle-income workforce
households that should be augmented
to prevent middle- to high-income
households from renting or buying down
of housing units priced for low-income
budgets. The benefits, drawbacks, and
trade-offs associated with different
scenarios should be considered.
Sumner’s Households are Small and
Mostly Include Non-Families
Several demographic factors, including
household size, race/ethnicity, income,
and tenure, influence housing demand
and should be evaluated to identify
emerging trends and variations in what
people need for their households.
Sumner households are smaller in size
than Bonney Lake and predominately
consist of non-family household
members. Sumner’s households are
primarily one-person (33%) and twoperson (28%) which aligns with Pierce
County trends. Another indicator that
Sumner households tilt towards a smaller
size is that Sumner averages 2.41
persons per household which is slightly
497 new housing units which is almost one-third of the way
towards achieving this 2030 target. This 2008-2030 target is
expected to be updated by PSRC.
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lower than the U.S. rate averaging 2.63
persons per household (ACS, 2014-18).
Sumner’s share of non-family households
is 42%, which is nearly twice Bonney
Lake’s and higher than the county
(ACS, 2014-18).
Finding: This trend indicates a need to
support continued production of smaller
sized housing options. Space-efficient
housing units can be more affordable
than other units because they are
smaller and more energy efficient and
they use less land resources.
Sumner’s Population has Become More
Diverse Since 2000
Corresponding with national, county,
and Bonney Lake trends, the City of
Sumner has become more diverse over
the last few decades. The share of nonwhite persons or people of color in
Sumner increased from 13% to 20% of
the total population between 2000 and
2014-18. Persons identifying with two or
more races doubled (from 3% to 7%)
and Hispanic or Latino persons
increased from 3% to 9% and,
collectively, have become the most
prevalent non-white groups. Hispanic
and Latino households compared to
non-Hispanic households overall tend to
have a larger household size and
younger Hispanic and Latino households
on average have higher
homeownership rates and lower than
average incomes. Households for
Hispanic and Latino immigrants are
more likely to include multiple
generations, requiring more space than
smaller household sizes, and they tend
to need lower-cost renting and
ownership opportunities.
Findings: Strategies should focus on
providing lower-priced rentals and
moderate to middle-income home
BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

TABLE OF CONTENTS

ownership opportunities for larger familyfriendly housing, that may include
multiple generations.
Sumner’s Age Group Mix Remains
Unchanged Since 2000
Housing needs change over a person’s
lifetime. As such, it is important to track
fluctuations among different age
cohorts to better understand emerging
community changes. Among the
different age cohorts, the 45-64 age
group, a group tending to be a part of
the workforce, increased the most in
Sumner by around 38% from 1,796
persons to 2,481 persons from 2000 to
2014-18 (ACS). All of Sumner’s age
cohorts increased or remained the
same except for children under 5 years.
Sumner’s senior population (over 65)
increased slightly from 1,137 persons to
1,509 persons, but the share of those
over 65 (15%) exceeds Bonney Lake and
Pierce County. Moreover, persons over
60 are expected to increase to a total
of around 3,293 persons by 2040, which
is over double the number of people
age 65 plus in 2014-18. This steady
incline in the senior population is
consistent with broader trends.
Findings: The HAP should include
strategies to address the intensifying
housing needs of seniors. Homeownership rates increase as age
increases and older people are more
likely to live in single-person households.
The aging of the Baby Boomer
generation (born 1946 to 1964) could
generate greater demand for housing
offering living assistance,
multigenerational accommodations,
and opportunities for residents to age-inplace or age elsewhere in their
communities. Overall, these trends
indicate high demand for middle
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housing (e.g., ADUs, townhomes,
triplexes, duplexes, quad homes, and
cottages) which allows more seniors
and couples to downsize and remain in
their community.
Increased Housing Scarcity Has Led to
Rising Costs in Sumner
Rising costs of housing has become
more out of reach for Sumner residents,
even if they are wishing to buy or rent a
home. Similar to Bonney Lake, the
limited supply of housing affordable to
home-buyers and increasing demand in
the region has led to rising home costs.
Between 2000 and 2019, median sales
prices increased by 69% from $235,820
to $398,989 in Sumner (Pierce County
Assessor data, 2020). This means that a
household would need to earn 120%
AMI or higher to afford the current
median sales price of housing. Along
with home sales, the average rent for a
2-bedroom apartment over the last
twenty years has fluctuated slightly but
largely remained above the area
median income (100 % AMI). This means
that half of the population in the county
would be unable to afford the average
rent in the City. Comparing housing cost
increases with household income can
help detect concerns in housing
attainability. Sumner’s median
household income was $59,846 in 2018
(less than 80% AMI), much lower than
the income that would be required to
afford the median home sales price
(120% AMI). Poverty is high in Sumner
impacting 13% of the population (201418). This shows that home ownership
opportunities are becoming increasingly
out of reach for a significant portion of
Sumner’s population. Sumner has a
large share of renters, which tend to
include households at the moderate- to
lower-income level. Escalating housing
BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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costs already have a large impact on
renter households and will continue to
do so without intervention.
Findings: Similar to Bonney Lake,
additional home ownership
opportunities for households earning
between 80 and 120% AMI should be
supported. Housing serving this income
bracket tends to be middle housing and
produced by the private market. Middle
housing primarily includes single-family
attached housing with two or more units
or other housing bridging a gap
between single family and more intense
multifamily. Demand is expected to
increase for this type of housing mostly
due to aging baby boomers, young
households forming, and the growing
workforce. Sumner should also prioritize
additional production of apartments,
multiplexes and middle housing, and
government subsidized housing.
Sumner Has the Largest Share of
Employment in the Local Vicinity
Workforce trends such as job and wage
growth and commute patterns can help
inform appropriate responses to the
housing needs of workers. Sumner has
many more jobs than Bonney Lake,
providing an estimated 16,065 jobs in
2018, or 76% of the jobs in the Bonney
Lake-Sumner area. Sumner’s high wage
sector, dominated by manufacturing
and transportation and warehouse
sector jobs, is experiencing moderate
wage growth while the low wage sector
is less diversified but also seeing wage
growth primarily in the construction, and
wholesale trade sectors. Sumner’s jobto-housing ratio has increased to 3 over
the last decade due to relatively high
employment growth; however, a
combined Bonney Lake and Sumner
jobs-to-housing rate has mostly
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remained below 1.7 at a more
balanced level.
A substantial portion of Sumner workers
commute, and only 11% live and work in
town. This is similar to rates in Renton
and Federal Way and is likely partially
due to the diminished supply of
affordable housing in the region.
Among residents working elsewhere,
Sumner workers tend to work either in
King or Pierce Counties. Similar to
Bonney Lake, high commuting rates
could be a signal for inadequate
availability of affordable housing within
the City boundary.
Findings: Like Bonney Lake, actions
should consider whether people are
commuting because of a lack of
affordable housing or due to other
reasons. In addition, it’s worth asking
whether employers are finding it difficult
to recruit staff due to the lack of
needed housing options.
Sumner’s Housing Stock Has Limited
Diversity and is Aging
Sumner’s housing stock has limited
diversity and is largely composed of
single family detached (67% of total)
with smaller shares of other types of
housing including 15% single-family
attached, 9% manufactured homes,
and 9% multifamily housing units (Pierce
County Assessor data, 2020). The low
supplies of single-family attached
housing (such as triplexes and quad
homes) and multifamily housing should
be addressed to provide broader
housing options for the community since
demand is expected to increase for
single-family attached housing due to
aging baby boomers and young
households forming.
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Sumner’s housing is older than Bonney
Lake’s housing with one-quarter built
before 1960 and the rest built
throughout later decades. The singlefamily detached homes in Sumner tend
to include newer construction built after
1990 while in contrast, single-family
attached housing (such as duplexes)
and manufactured/mobile homes tend
to have been constructed between
1960 and 1990. Multifamily housing (5+
units) in Sumner mostly was primarily built
before 1980 and as this type of housing
ages, the potential for redevelopment
and the increased risk of possible
displacement increases.
Findings: Similar to Bonney Lake, the low
supplies of single-family attached
housing (e.g., town homes) and
multifamily housing should be addressed
to provide broader housing options and
to meet the expected demand
associated with aging baby boomers.
The older housing stock in Sumner could
increase the risk of displacement
particularly if this housing is serving lower
income households. Displacement
occurs when a household is forced to
relocate. This tends to occur as a result
of changes in the housing market, either
because their housing is being
redeveloped or undergoing major
renovations, or due to their housing
costs increasing faster than they can
afford. Displacement can be physical
(redeveloped areas or housing with
substantial remodels), economic
(increase in rents), or cultural.
Displacement risk is heightened for costburdened renters, low-income
households, minorities, and households
more likely to experience housing
discrimination. Displacement tends to
occur in areas with older housing, transit
access, less expensive land, and land
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opportunities conducive to large
developments. An analysis identifying
gradations of displacement risk should
be completed to help address
displacement. Changing zoning to
allow more intense development can
increase the chances that current
residents in the affected neighborhood
will be physically displaced to make
way for redevelopment. Consequently,
displacement risk should be assessed
before rezones, and safeguards should
be developed in response to findings.
Affordable Housing and Cost-burden
Concerns in Sumner
Affordable housing problems tend to
disproportionately impact low- and
moderate-income households, older
and younger persons, and renters. The
overall share of cost-burdened
households in Sumner was 37% in 201418, a rate slightly higher than the Pierce
County’s. Likewise, the rate of renters
cost-burdened is 37%, a rate much
higher than owners (12%). In addition,
an astounding 85% of renters above 65
were cost-burdened in Sumner as of
2014-18. An important source of lowincome housing is rent-restricted units. A
current accounting of the inventory
shows there are 63 low-income, rentrestricted housing units in Sumner,
primarily produced through tax credits
or HUD Section 8 vouchers. In addition,
there are 251 living units for seniors and
disable persons provided mostly via
assisted living and senior living facilities.
Findings: Sumner should take action to
leverage production of low-income
housing. The approaches for increasing
low-income housing has lagged behind
and likely is more complicated due to
the need for direct assistance.
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Bonney Lake and Sumner Complement
One Another
The Cities of Bonney Lake and Sumner
are located adjacent to one another in
Pierce County and are similar in being
smaller sized towns located on the
eastern edge of the Puget Sound
region. The cities also function as a
polycentric urbanized area
interconnected by major transportation
routes (SR 410), the same school district,
interrelated workforce, and various
community amenities and services.
Consequently, Bonney Lake and
Sumner’s housing needs were assessed
jointly due to these connections along
with the tendency for the housing
market to operate at a regional scale.
The following section provides a
summary on the ways that Bonney Lake
and Sumner complement one another.
• Bonney Lake houses double the
number of people in comparison to
Sumner.
• Sumner employs three times more
people than Bonney Lake. Sumner’s
larger employment base
complement Bonney Lake’s smaller
workforce.
• Sumner’s households tend to be
smaller consisting of non-family
household members while Bonney
Lake’s larger households (mostly 3+)
mostly include family members.
• Bonney Lake provides mostly owneroccupied, single-family detached
housing while Sumner’s housing
includes more rentals. Bonney Lake’s
housing is newer and mostly built
after 1980 while Sumner’s is older,
mostly built before 1999.
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A noteworthy way that Sumner and
Bonney Lake balance each other is in
their varied number of jobs and housing
units. Bonney Lake’s job-to-housing ratio
(Figure 6) remained below one for the
last two decades due to the low
number of jobs while Sumner’s ratio
increased to over three primarily
because of a low number of housing
units. However, when the ratios are
combined, the Bonney Lake and
Sumner jobs-to-housing rate has mostly
remained below 1.7 at a more
balanced level.
Another way Bonney Lake and Sumner
differ is in their share of homeowners
and renters. Figures 7 and 8 show how
Bonney Lake predominantly includes
residents owning homes (around 80%
are homeowners) while in contrast,
Sumner has a fairly even split of
homeowners and renters. Figure 7 shows
that 7 out of 7 renters earning less than
$50,000 a year are cost burdened along
with 8 out of 14 homeowners earning
less than $50,000. Similarly, a high share
of renters earning less than $50,000 a
year are cost burdened in Sumner (20
out of 24 renters) along with
homeowners earning less than $50,000
(8 out of 14 homeowners were cost
burdened). This demonstrates two key
trends common to many cities: 1)
renters tend to be more cost-burdened,
and 2) those earning a lower-income
tend to be cost burdened.
Note: This illustration explains cost burden rates by viewing the
City as 100 residents. Homeowners are represented by green
squares, and renters are represented by blue squares; and as
shown above, there are more homeowners than renters. The
graphic also breaks homeowners and renters into two groups
based on income. The darker shade are those people in
households with middle to higher incomes and lighter shades
represent people in households with lower incomes. The white
dots indicate the number of people that are considered costburdened. Source: ECONorthwest illustration. Data Source: ACS
US Census, 2014-18
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Figure 6. Jobs to Housing Ratio, 20002018

Cost burden Illustrations – if all
households were 100 residents
Figure 7. Bonney Lake
81 Homeowners

19 Renters

67 homeowners earn
more than $50,000

12 renters earn
more than $50,000

12 of them are
cost-burdened

2 of them are
cost-burdened

7 renters earn
less than $50,000
7 of them are
cost-burdened

13 homeowners earn
less than $50,000
8 of them are
cost-burdened

Figure 8. Sumner
51 Homeowners
37 homeowners earn
more than $50,000
4 of them are
cost-burdened

49 Renters
25 renters earn
more than $50,000
4 of them are
cost-burdened

24 renters earn
less than $50,000
14 homeowners earn
less than $50,000

20 of them are
cost-burdened

8 of them are
cost-burdened

Sources: PSRC for Employees, ACS 5 Year
Estimates (2014-18 for Wage), and ECONorthwest
Calculations.
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HOUSING ACTION
PLAN INTRODUCTION
Overview
Our region has and will continue to face
great challenges as we grow. This
includes the ability to provide
affordable housing. Housing element
requirements under the Growth
Management Act (GMA) outline
requirements to “…ensure the vitality
and character of established residential
neighborhoods…”. This includes
provisions for protections of housing “…
for existing and projected needs of all
economic segments of the community”
(RCW 36.70A.070(2)). At the same time,
cities are growing, and redevelopment
pressures will continue to occur. As
redevelopment occurs, the key is
focusing on policies and regulations that
minimize displacement and preserve
affordable housing options. These are
difficult planning challenges, and it
takes a proactive approach to meet
these challenges head on.
In addition, Bonney Lake and Sumner
face similar growth pressures but face
some unique challenges and
opportunities based on their different
housing stock and demographics. This
Housing Action Plan (HAP) presents
analysis, strategies, and a range of
actions to consider.

Connection to Comprehensive
Plan Process
Both Bonney Lake and Sumner will
update their Comprehensive Plans no
later than June of 2024. As part of that
process, they will be planning for growth
out to 2044. The amount of growth each
City must plan for is linked to the
Regional Growth Strategy, which will
BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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inform the types of actions necessary to
meet housing goals. The more growth
expected, the more creative each city
must be in order to accommodate that
growth. The elements and objectives of
a HAP will help support the
implementation of growth and housing
strategies as each city moves forward.
Planning is a balance between state
and regional requirements and
substantial local deference afforded to
each city so they can plan in a way that
is best for their community.

While broad housing requirements are
outlined within the Growth
Management Act (RCW 36.70A.070(2)),
policies are also developed at the
regional and countywide levels. The
Puget Sound Regional Council (PSRC) is
a regional body that develops policies
around transportation, economic
development, and growth (including
housing). The Pierce County Regional
Council then develops Countywide
Planning Policies (CPPs), which help
ensure Pierce County and the cities
within the county coordinate on growth
issues. The policies contained in the
CPPs are further refined as each city
completes its Comprehensive Plan
update. The HAP provides an
opportunity to proactively look at
housing issues and identify possible
solutions that can be implemented as
this planning takes place.
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Long-Term Impacts of COVID 19 on Housing

Housing Policy Analysis and
Current Policy Conditions

The ongoing COVID-19 pandemic and
the associated health and economic
consequences continue to affect
everyone in the Puget Sound region
and around the world. While the full
story of the effects of COVID-19 on
housing is still being written, several
important trends are emerging or likely
to gain importance in the years to
come.

Both Bonney Lake and Sumner have
comprehensive plans that offer policy
support for their municipal code and
implement the policies of the Puget
Sound Regional Council (PSRC) and the
Pierce County Countywide Planning
Policies (CPPs). Appendices 3 and 4
contain an analysis of Bonney Lake and
Sumner’s Comprehensive Plan policies
that relate to housing.

First, for many of those whose
employment can occur remotely,
physical proximity to the workplace is a
less important factor when choosing a
place to live. Factors including access
to parks, great schools, and being closer
to family, may increase in importance.

Both cities should consider additions
and revisions to their policies that
support future actions in line with what is
provided in this plan and to successfully
implement updated policies in Vision
2050 (approved October 29, 2020). Such
policy additions should strengthen and
support the actions recommended
here, including (but not limited to)
strengthening policy support for more
diverse housing options, developing
code and policies that mitigate the risk
of displacement, and placing equity
front and center when crafting future
housing code and policy.

Second, the demand for new housing is
continuing to outstrip supply, leading to
continued upward pressure on prices.
Labor and material shortages continue
to make building housing expensive,
and the locational decisions discussed
above are leading to many more
households with continued employment
looking to change their housing
situation.
Third, continued high unemployment in
the hardest-hit economic sectors may
lead to a wave of evictions, with serious
consequences for those households
unable to afford their housing coupled
with a spike in vacancies and continued
financial stress for landlords and housing
providers. Stagnant or falling rents may
help some, but certainly not all,
households facing loss of income or
medical expenses as a result of the
pandemic.
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Additional analysis on housing policies
for Bonney Lake and Sumner are found
under the key findings and
recommendations section of each HAP.
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Housing Types Considered
TRADITIONAL DETACHED HOUSING
HB 1923 specifically calls for the
development of policies and strategies
to increase the availability of traditional
detached homes that are affordable to
a wider range of households. This could
include both detached and attached
dwellings. The HAP for Bonney Lake and
Sumner present strategies and actions
that can increase the availability and
affordability of homes, including various
forms of attached as well as detached
units.

TABLE OF CONTENTS

MISSING MIDDLE HOUSING
“Missing middle” housing refers to a
range of housing types including
duplexes, triplexes, fourplexes,
townhomes, and apartments built with
wood frame construction. These housing
types offer more affordable options for
buyers and renters and more efficiently
utilize land often dedicated to
traditional detached homes. “Missing”
refers to the fact that these more
affordable housing types are not being
built fast enough to keep up with
demand. “Middle” refers to their
position on a spectrum between
traditional detached homes and mid- to
high-rise apartment buildings. The HAP
for Bonney Lake and Sumner include
actions that address various facets of
this form of housing. This includes
potential changes to zoning codes to
allow such development in more
places, as well as updates to parking
requirements and road standards to
reduce development costs.

This also includes both rental and owneroccupied unit types. Condominiums
and fee-simple townhomes provide
much-needed ownership opportunities
for first-time homebuyers and seniors
looking to downsize as well as families
who prefer a more compact, walkable
environment. Owner-occupied missing
middle housing, including condos and
unit lot subdivided townhomes, feature
additional levels of complexity
regarding open area maintenance and
governance but are a key part of
providing more housing options.
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ACCESSORY DWELLING UNITS
Accessory Dwelling
Units, or ADUs, are
small housing units
attached to or
separate from and
accessory to a
traditional
detached home. These smaller
dwellings, sometimes envisioned as
homes for older parents or other
relatives, hold promise as a way of
providing basic, affordable
accommodations for households that
do not need much space while
potentially providing a source of rental
income for homeowners. Jurisdictions
region-wide have recently pursued
changes to their land use regulations to
allow or further encourage ADUs as a
way of addressing the housing
affordability issue. Various actions are
detailed in the following plan that could
help incentivize construction of ADUs.
SENIOR HOUSING

Assisted living facilities, retirement
communities, adult family homes, and
other forms of senior housing will be
increasingly needed as the populations
within our region and both cities age.
ADUs and missing middle housing can
also play an important role in providing
housing options for seniors that are
affordable. Providing these housing
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options within each city allow current
residents the ability to age in place.

Strategies
All actions proposed in this HAP can be
categorized by their implementation of
one or more strategies as outlined
below. Each strategy is assigned its own
icon, which are incorporated into the
following action writeups according to
which strategy or strategies each action
addresses.

PRESERVE RENTAL HOUSING

This addresses both rent-restricted and
non-rent-restricted rental housing. Both
communities, but especially Sumner,
focus on reducing the risks of
displacement. This can be done through
rehabilitation of existing units or a waiver
of certain fees that would allow a new
development to offer new units whose
rents approximately match housing that
was displaced. Actions include publicprivate partnerships with neighborhood
associations and landlords to bring
down the cost of upkeep.
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INCENTIVES FOR NEW RENTAL
HOUSING
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and time and process required to
approve development.
PROVIDE WIDER VARIETY OF
HOUSING TYPES

Both Bonney Lake and Sumner have
expressed interest in policy options to
increase incentives available for
preserving existing rental housing and
creating new rent-restricted and market
rate rental housing. The HNA
demonstrated that additional rental
housing, particularly for low- to
moderate-income households, is
needed to reduce the cost burden of
their housing expenses.
Incentives for rental housing can include
the Multi-Family Tax Exemption (MFTE),
waiving mitigation fees, and
demonstration programs to reduce
displacement and rehabilitate existing
housing stock.

Bonney Lake and Sumner can make
progress on this strategy through several
actions, including changes to the
zoning code to make various types of
housing more widely allowed and
demonstration programs for fee
reductions. This includes senior housing,
ADUs, and so-called Missing Middle
housing.
PREVENT AND MITIGATE
DISPLACEMENT

BRING DOWN THE COST OF
DEVELOPMENT

The cost of developing new housing,
regardless of type, includes labor and
materials, the costs of permitting
(including impact and mitigation fees),
and the time and cost of permit
processes. Several actions included in
this HAP address the elements of this
calculation most within the City’s
control, namely permit efficiency, fees,

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

Both Bonney Lake and Sumner have
housing stock of limited diversity. This
means that as prices rise, what multifamily and attached single-family
housing that does exist is vulnerable to
redevelopment. Sumner’s housing stock
is also older, putting it at even greater
risk of redevelopment that could
displace existing residents. Both
communities are interested in
preventing and mitigating displacement
using property maintenance programs,
demonstration programs, and changes
to residential development
performance standards. It is important
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that this be done in in a way that does
not stymie redevelopment in cases
where the goals of the HAP and the
comprehensive plan are furthered by it.
IMPROVE THE PERMIT PROCESS

Several actions explored in the HAP
involve exploring potential changes to
city code to reduce the time and cost
that it takes to bring new housing to
market while still ensuring public health,
safety, and welfare is taken into
account. These potential changes
include increasing SEPA exemptions,
fast-track programs, and waiving of
mitigation fees through use of HB 1406
sales tax dollars or other revenue
sources.
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HIGH-LEVEL FINDINGS FROM BONNEY LAKE
HOUSING NEEDS ASSESSMENT
Household Composition - Data shows a need to support continued production of
family-friendly housing including at least 2 bedrooms. Family-sized, family-friendly
housing contains more than two bedrooms and includes features essential for families,
such as areas where family members can gather for meals and other activities,
sufficient storage space, and easy access to outdoor play and recreations space.
Allowing a broader mix of diverse family-friendly housing units at different price points in
single- family neighborhoods can attract a larger number of families with a wider range
of incomes.
Growing Diversity - Strategies should focus on providing lower-cost rentals and
increased moderate to middle-income priced homes with home ownership
opportunities and multigenerational accommodations.
Families and Seniors - The HAP should include strategies to address the increased
housing needs for seniors. Homeownership rates tend to increase as age increases and
older people are more likely to live in single-person households which tend to be smaller
in size. The aging of the Baby Boomer generation (born 1946 to 1964) could also
generate greater demand for housing offering living assistance, multigenerational
accommodations, and opportunities for residents to age-in-place or age elsewhere in
their communities. Overall, these trends indicate high demand for “missing middle”
housing (e.g., ADUs, townhomes, triplexes, duplexes, quad homes, and cottages) which
allows more seniors and couples to downsize and remain in their community.
Rising Demand and Supply Scarcity - Where feasible, additional home ownership
opportunities should be afforded for households earning between 80 and 120% AMI.
Housing serving this income bracket tends to be middle housing. Demand is mounting
for middle housing mostly due to aging baby boomers, young households forming, and
the growing workforce. As a result, strategies should be developed to support middle
housing production in Bonney Lake. Although Bonney Lake has a small share of renters,
the renter population tends to include households at the moderate to lower income
level and the rising costs of housing has disproportionate impacts for homes priced at
these levels. Consequently, additional production of apartments, multiplexes and
middle housing, and government subsidized housing should be supported.
Fewer Jobs, Higher Commute Rates - Considering Bonney Lake’s high commuting rates,
it’s worth asking how many are commuting due to preference or the lack of affordable
housing.
Newer, Single-Family Housing Stock - The low supplies of attached housing such as town
homes, triplexes, duplexes, and cottage courtyard apartments and other multifamily
housing should be addressed to provided broader housing options for the community.
In addition, demand is expected to increase for attached housing mostly due to aging
baby boomers and young households forming.
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Cost Burden on Lower Income and Renter Households - Bonney Lake will need to
continue boosting production of low-income (50% AMI or lower) housing rentals and
ownership opportunities to achieve the 2008-2030 target since they are about halfway
towards meeting the 2030 goal. The approaches for increasing low-income housing
likely is more complicated due to the need for some sort of direct assistance.
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KEY FINDINGS AND RECOMMENDATIONS
Housing Policy Analysis
The project team completed an analysis of Bonney Lake’s curennt housing policies. The
City’s comprehensive plan, Bonney Lake 2035, includes its housing policies under the
Community Development Element (Chapter 2, Bonney Lake 2035). Appendix 3 contains
an analysis table of Bonney Lake’s housing policies. The Community Development
Element sets a great policy basis for supporting and providing a variety of housing types
at all income levels within the City. Most of the actions identified in this plan are already
supported by existing policy. As an example:
•

2.2 encourages “…the development of mixed-use, senior housing, high density
residential, and public services uses such as education, health care, libraries,
child care, governmental facilities…”.

•

10.2 focuses on support for the “…development of special-needs housing,
especially for seniors, such as independent living facilities, various degrees of
assisted living facilities, and skilled nursing care facilities.

•

10.5 makes it clear that the City of Bonney Lake will provide “…a sufficient supply
of housing affordable to all income levels by maintaining a supply of housing
that is currently affordable to median-income, low income and very low-income
households, and work to increase the supply of housing affordable to households
within Bonney Lake that make eighty percent (80%) of the Pierce County
Median…”

The Community Development element also provides great support for the
development of the HAP. Policy 10.3 states that the City will “Actively promote
community awareness and education campaigns regarding affordable housing in
order to engender acceptance throughout the community.” This project is direct
implementation of Policy 10.3.
Moving forward, the City could consider additional direct policy support related to
actions taken in the future. As an example, there are no direct policies supporting ADUs,
tiny homes, mixed housing types in single family zones, permit process efficiencies
related to housing types the City is promoting, or the use of MFTE. The City is also
considering implementing a form-based code. Policies to solidify the goals for a formbased code could also be useful.
Lastly, the City will be updating its comprehensive plan by June 2024. Part of this
process will include a review to ensure city policies are consistent with State Law, and
regional (PSRC Vision 2050) and countywide planning policies. Recent changes to
regional policies have focused on issues such as equity and displacement. These new
and updated policies align well with many of the actions identified within this plan. A
future update of policies to provide an equity lens on development and displacement
minimization as redevelopment occurs will ensure future actions meet all the City of
Bonney Lake’s goals.
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Housing Strategies
The following six strategies represent collections of actions that address a particular
housing issue in a targeted way. The specific actions that fall under each strategy are
listed below the strategies. Note that many actions appear under multiple strategies;
this reflects the fact that many of the actions the cities can take can address more than
one issue simultaneously.
Strategy 1, Preserve rental housing
•
•

Affordable housing preservation strategies
Provide rental housing assistance using affordable housing sales tax

Strategy 2, Incentives for new rental housing
• Develop inclusionary zoning incentives
• Adopted a Multi-Family Tax Exemption (MFTE) as incentives for rent-restricted affordable
housing

Strategy 3, Bring down the cost of development
• Adopted a MFTE as incentives for rent-restricted affordable housing
• Provide financial incentives to encourage construction of missing middle and income
•
•
•
•
•
•

restricted housing
Improve SEPA implementation
Reduce infrastructure cost to support housing affordability
Streamline design review process
Update open space and private recreation requirements
Switch to bedroom-based calculation of off-street parking for multiple dwelling unit
development
Facilitate ADU construction

Strategy 4, Provide wider variety of housing types
• Facilitate ADU construction
• Adopted a MFTE as incentives for rent-restricted affordable housing
• Provide financial incentives to encourage construction of missing middle and income
•
•
•

restricted housing
Expand the areas of the city that allow townhomes
Allow missing middle housing in additional areas of the city
Permit and clarify Tiny Home regulations

Strategy 5, Prevent and mitigate displacement
• Provide rental housing assistance using affordable housing sales tax
• Affordable housing preservation strategies
• Adopted a MFTE as incentives for rent-restricted affordable housing
• Develop inclusionary zoning incentives
Strategy 6, Improve the permit process
• Provide improved permitting assistance
• Improve SEPA implementation
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Figure 9. Action Schedule and Summary Table, Bonney Lake
Action

Type

Target
Group

Area of
Scale of
Applicability Potential
Impact

Timeline

Adopted a
Multi-Family Tax
Exemption
(MFTE)as
incentives for
rent-restricted
affordable
housing

Bring down
the cost of
development;
Provide wider
variety of
housing
types; Prevent
and mitigate
displacement

Very Low to
Moderate
Income
households

Downtown
and Midtown
Center

Moderate to
Large
depending
on the which
version is
adopted
and if
developers
choose to
participate

4 – 5 Years

Provide rental
housing
assistance using
affordable
housing sales
tax

Prevent and
mitigate
displacement

Extremely
Low to Low
Income
Households

Citywide

Limited
impact due
to the
amount of
funds
available

2 – 3 years

Provide
financial
incentives to
encourage
construction of
missing middle
and income
restricted
housing

Bring down
the cost of
development;
Provide wider
variety of
housing types

Low Income
to
Moderate
Income
Households

Citywide

Moderate to
Large
depending
on the
incentives
adopted

4 – 5 years

Prevent and
mitigate
displacement

Extremely
Low Income
to
Moderate
Income
Households

Citywide

Moderate

4 – 5 years

Bring down
the cost of
development

Low Income
to
Moderate
Income
Households

Downtown
and Midtown
Centers

Moderate as
it will
depending
on the
market for
smaller
studio and
onebedroom
units.

1 years

Affordable
housing
preservation
strategies

Switch to
bedroombased
calculation of
off-street
parking for
multiple
dwelling unit
development

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

P A G E | 44

TABLE OF CONTENTS

HOUSING ACTION PLAN – BONNEY LAKE
Action

Type

Target
Group

Area of
Scale of
Applicability Potential
Impact

Timeline

Facilitate ADU
construction

Bring down
the cost of
development;
Provide wider
variety of
housing types

Low Income
to
Moderate
Income
Households

Residential
Zones

Unknown as
it depends
on the
number of
property
owners that
elect to
constructed
ADUs

1 years

Expand the
areas of the city
that allow
townhomes

Provide wider
variety of
housing types

Moderate
Income
Households

Residential
Zones

Large scale
as it would
increase the
range of
housing type

2 – 5 years

Allow missing
middle housing
in additional
areas

Provide wider
variety of
housing types

Low income
to Moderate
Income
Households

Residential
Zones

Large scale
as it would
increase the
range of
housing type

2 – 5 years

Develop
inclusionary
zoning
incentives

Incentives for
new rental
development;
Prevent and
mitigate
displacement

Very Low
Income to
Moderate
Income
Households

Citywide

Moderate as
it depends
on the
number of
property
owners that
elect to take
advantage
of the
incentive.

4 – 5 years

Reduce
infrastructure
cost to support
housing
affordability
and missing
middle housing

Bring down
the cost of
development

All income
households

Citywide

Large Scale

2 – 3 years

First time
homebuyers
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Action

Type

Target
Group

Area of
Scale of
Applicability Potential
Impact

Timeline

Permit and
clarify Tiny
Home
regulations

Provide wider
variety of
housing types

Very Low
Income to
Moderate
Income
Households

R-1, R-2, and
RC-5 zones

Unknown as
it depends
on the
number of
property
owners that
elect to
constructed
ADUs

2 – 3 years

Update open
space and
private
recreation
requirements

Bring down
the cost of
development

All income
groups

Citywide

Unknown,
while the
changes
allow
additional
housing to
be
constructed
is not known
how the
change
would
impact
housing
affordability

2 – 3 years

Streamline
design review
process

Bring down
the cost of
development;
Improve the
permit
process

All income
groups

Citywide

Moderate as
it would
reduce the
overall
permitting
timelines

1 year

Improve SEPA
Implementation

Bring down
the cost of
development;
Improve the
permit
process

All income
groups

Citywide

Moderate as
it would
reduce the
overall
permitting
timelines

2 – 3 years
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HOUSING ACTIONS
ADOPTED A MULTI-FAMILY TAX
EXEMPTION (MFTE) AS INCENTIVES
FOR RENT-RESTRICTED AFFORDABLE
HOUSING
Bonney Lake should adopt a Multifamily Tax Exemption (MFTE) program to incentivize affordable
housing options and promote mixed income developments. The MFTE allows a local jurisdiction
to incentivize housing options in urban centers lacking in housing choices or workforce housing
units. Washington State Chapter 84.14 RCW outlines the existing requirements. This program
exempts eligible new construction or rehabilitated housing from paying property taxes for either
an 8-year or 12-year period of time. Only multiple-unit projects with four or more units are eligible
for either the 8- or 12-year exemption, and only property owners who commit to renting or selling
at least 20% of these units to low- and moderate-income households are eligible for the 12-year
exemption. Given the emphasis on “missing middle” housing, the City should strongly consider
making sure four-plex developments are eligible.
Other MFTE program variations such as including the rehabilitation of housing units should be
researched and weighed against costs (foregone property tax revenue for the duration of the
program) and benefits (such as affordable housing production). The City should examine the
use of the MFTE program in the Downtown, and Midtown Centers. Additional details on MFTE
recommendations are provided in Appendix 2 under the Program Analysis Memo.
Cities with MFTE programs include: Sumner • Burien • Redmond • Tacoma • Kirkland • Marysville
• Everett • Issaquah • Yakima
Advantages

Disadvantages

•

•

•

•

Tax abatements positively impact the
feasibility of projects where marketrate projects are feasible and can
help cross-subsidize affordable units
Helps balance out the financial
impacts associated with building
affordable housing
Increases the production of affordable
housing and broadens the availability
of housing choices
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•

City must weigh the temporary loss of
tax revenue against potential benefits
May provide insufficient incentive to
lead to production or affordability
unless paired with other tools
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PROVIDE RENTAL HOUSING ASSISTANCE USING
AFFORDABLE HOUSING SALES TAX

In 2019, the City adopted Chapter 3.32 of the Bonney Lake Municipal Code (BLMC) imposing an
affordable housing sales tax authorized by RCW 82.14.540. This tax provides a new affordable
housing revenue stream for the City. This sales tax is a credit against the state sales tax rate of
6.5%, so it will not increase the tax rate for consumers. As Bonney Lake does not have a
“qualifying local tax”, the City’s rate is 0.0073%. The county will also receive a 0.0073% within the
City boundaries of the total 0.0146% sales tax authorized under RCW 82.14.540. The City
estimates that this credit will generate around $50,000 per year.
The City should consider using this revenue to fund a rental assistance program for City residents.
The rental assistance program could assist households with rent, security deposits, or utility
payment assistance to tenants. The City would need to work out the logistics and identify a
community partner to help them administer the rental assistance program.
Use of the funds must serve those at or below 60% of the area median income of the City. The
Area Median Income for Pierce County for Fiscal Year 2020 is $87,322, meaning rental assistance
must target households making $52,393 and below. This threshold would be adjusted yearly as
new AMIs are calculated.
The tax credit program expires 20 years after the date on which the tax is first levied (2039, in
Bonney Lake’s case).

Advantages

Disadvantages

•

•

For rental assistance, the funds make a
material difference for household
struggling with making ends meet and
stay housed (better bang for buck to
prevent displacement than supply-side
incentives)
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•

The funds authorized under SHB 1406
are only authorized for 20 years so
additional funding sources would
need to be identified for the long
term.
The city will likely need at least one
community non-profit partner to help
identify clients and administer the
program.
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PROVIDE FINANCIAL INCENTIVES TO
ENCOURAGE CONSTRUCTION OF MISSING
MIDDLE AND INCOME RESTRICTED HOUSING
The City should pursue methods and options for reducing direct development cost related to
the construction of missing middle and income restricted housing within the City. The following
measures should be considered by the City in support of this strategy:
•

Bonney Lake should explore payment flexibility opportunities to reduce upfront fees and
allow for gradual payment during the permitting process to help reduce upfront
requirements acting as a barrier of entry. As a part of this process, the City could identify
possible fee barriers for new residential development that is affordable and helpful for
meeting current housing needs.

•

The City could consider waiving pre-application meeting fees for targeted housing
development projects (such as ADU, affordable housing, multifamily housing projects).
Currently, the City charges $300 for the first meeting and $500 for each additional meeting
for the same parcel. The waived fee could be limited to the first meeting and a reduced
fee could be considered for subsequent meetings.

•

As providing affordable housing has a broad public purpose, the City should consider a
program that would lower or waive the impact fees associated with the development of
missing middle housing units to reduce the cost of construction and incentivize these types
of units. The City would be required to develop alternative revenue sources to cover the
cost of these reductions as required by RCW 82.06.060(2). One option to fund this would be
to levy a Business and Occupation tax under RCW 35A.80.020 at a rate of .0020.

•

The City should consider developing an incentive program for additional income restricted
units as authorized by RCW 82.02.060(3). This allows jurisdictions to waive up to 80 percent
of the impact fee amount, without the requirement to pay back or make up the
exempted portion of the fee from other public funds, for residential developments that are
income restricted in perpetuity for households making less than 80 percent of Pierce
County’s AMI.

The following cities have enacted similar permitting reforms: Redmond • Kirkland • Tacoma
The City of Portland, OR Water Bureau has a development fee financing option.
Advantages

Disadvantages

•

•

The creation of a transparent and
more navigable permitting process
could expedite the delivery of housing
meeting diverse needs and reduce
the time involved with the permitting
process
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The process of establishing a new staff
member and undergoing review of
fees and permitting process steps will
require staff time and resources
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Advantages

Disadvantages

•

•

•

Permitting improvements reducing the
time, labor, and costs could translate
into cost reductions for housing
Broadened housing choices and
increased housing development

•

•

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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Delayed payment of fees, especially
at the 80-100 percent level as
discussed above, could result in delays
for receiving needed revenue for the
City
Possible opposition from business and
hotel community if a B&O tax is
pursued since that industry has been
particularly hard-hit from the
pandemic (possibly better to move this
later in the timeline)
Would need to be combined with
increased staff assistance on process
to avoid confusion and delays
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AFFORDABLE HOUSING PRESERVATION
STRATEGIES

Affordable housing should be preserved in Bonney Lake to retain housing options meeting the
needs of residents with different household income levels. Strategies should be developed to
preserve both rent-restricted low-to moderate-income affordable housing and naturally
occurring affordable housing. Naturally occurring affordable housing are housing units that are
unregulated/ unsubsidized and subject to market forces but are affordable to low-income
households. Considering that regulated affordable housing is difficult and costly to build (see
Appendix 8, describing the Affordable Housing Development process), strategies supporting the
preservation of naturally affordable rentals are crucial for Bonney Lake. The City would have
fairly low probability of gaining enough public subsidies to build rent-restricted affordable
housing. Actions should be prioritized to encourage owners to retain housing for long-term
renting.
•

Bonney Lake should collect key data on its rental housing properties to build a rental housing
preservation inventory useful for describing the rental landscape. Information on the age of
the housing, number of bedrooms, rental rates, rate of vacancy, rent-restricted units, and
condition (such as the CoStar housing condition star ranking) could be collected. Another
benefit is this could prevent the loss of “at-risk” properties by setting Bonney Lake up to
purchase targeted properties when the owner is ready to sell or for the City to offer low-cost
rehab loans and financing of repairs in exchange for an affordability covenant. This strategy
would help maintain housing affordability and could prevent the loss of property to new
redevelopment which could displace existing residents. 14 Lastly, this rental housing inventory
could inform the establishment of a rental housing licensing program, should this become a
priority for the City.15

•

Bonney Lake should increase investments needed to purchase and preserve affordable
properties particularly those at risk of displacement. Bonney Lake should identify partnership
opportunities with non-profit organizations and housing agencies to purchase existing,
unregulated affordable housing to preserve it for the long term. This could also be used to
preserve rent-restricted housing units that might be nearing the end of their affordable term.

•

The City should reach out to local housing providers to support the rehabilitation of regulated
affordable properties with large capital needs or failed inspections. In addition, the City
could partner with a nonprofit and/or the City of Sumner to create a rehabilitation, repair,
and weatherization program that would offer repair/weatherization support for existing,
unsubsidized affordable housing in exchange for affordability restrictions. This program can
help improve the livability of existing owner-occupied homes and manufactured homes and

14

Local housing solutions, 2020. Housing in areas with access to public transit and schools could be targeted.
A rental housing licensing program could be considered which requires owners of rentals to obtain a landlord license and gain periodic
inspections, when legitimate complaints are received. With these types of programs, owners are typically required to respond to code
violations identified during inspections within a certain timeframe. Sumner should avoid imposing strict requirements and high fees for
license since this could discourage participation.
15
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also can help homes become more energy-efficient which can reduce the costs of utilities
and promote sustainable development.
Bonney Lake should consider establishing good landlord incentives, such as landlord training
workshops or clinics, crime reduction programs, and financial incentives (e.g., exemptions
from fees) associated with improving housing conditions. This type of program will support
landlords by providing them best practices in preventative maintenance and tenant and
property management. Similar to earlier recommendations, Bonney Lake could partner with
a nonprofit or the City of Sumner to jointly implement this program. 16

•

Examples of cities that have taken this approach: Tukwila • Seattle • Tacoma • Burien
Advantages

Disadvantages

•

•

•

•

•
•

•

16

Preserves affordable housing possibly
for the long-term
Improves the quality of life and can
improve the health and stability for
people living in rehabilitated homes
and if completed for many homes in
the same community, can result in
positive effects on neighborhood
quality and stability
Reduces displacement and provides
information useful for identifying
housing at risk of displacement
Can help improve the stability of
neighborhoods
Renovating existing housing stock
tends to be more cost-effective than
building new affordable housing
A low-income weatherization and
rehabilitation program can help
improve the livability of existing owneroccupied homes and manufactured
homes and also can help homes
become more energy-efficient which
can reduce the costs of utilities and
promote sustainable development

•

•

All of the recommendations will require
staff time and resources
Several of the ideas would require
funding and grants, and possible
partner support
These measures are not guaranteed to
increase the housing supply and the
number of new affordable housing
units

Local Housing Solutions, 2020.
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SWITCH TO BEDROOM-BASED CALCULATION OF OFF-STREET
PARKING FOR MULTIPLE DWELLING UNIT DEVELOPMENT
Provisions for off-street parking is one of the largest users of land in most forms of residential
development. Communities face a delicate balancing act of providing enough parking on site
that is convenient for residents and does not have major negative side effects on surrounding
streets. Traditionally, communities and developers have erred on the side of requiring or
providing plentiful off-street parking in garages and driveways. While Bonney Lake’s code
accounts for differences in how much parking is called for in some residential uses and zones,
there are areas where change could be considered.
For example, BLMC 18.22.100(B) requires two off-street parking spaces per dwelling unit for all
multi-family units. As it currently stands, a 3-bedroom multi-family dwelling and a studio
apartment would both be required to provide two off-street parking spaces. The City could
consider tying off-street parking spaces to the number of bedrooms rather than the number of
units.
The following are examples of jurisdictions that have adopted parking requirements that vary by
number of bedrooms: Lynnwood • Marysville • Bellingham
Advantages
•
•

•

More accurately ties required parking
to actual demand
Lots of evidence on the benefits of
right-sizing parking makes it easy to
head off potential criticism
Can be combined with other parkingrelated code updates (see ADUs) to
reduce cost of development and
prioritize housing over parking
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Disadvantages
•

•

Might not lead to that many new
units depending on strength of local
market for smaller units with fewer
bedrooms
Does not address provision of onstreet parking, which is an important
but potentially more politically
divisive issue

P A G E | 53

HOUSING ACTION PLAN – BONNEY LAKE

TABLE OF CONTENTS

FACILITATE ADU CONSTRUCTION

The City of Bonney Lake currently regulates the minimum off-street parking requirements in BLMC
18.22.090 and 18.22.100. All units require provision of two off-street parking spaces. An ADU must
provide one additional off-street parking space for a one-bedroom unit and two additional offstreet spaces for a unit with two or more bedrooms. BLMC 18.22.090 also requires that the ADUs
meet several design guidelines that could raise barriers to creation of more ADUs. This includes
the requirement that the maximum building height for a separate structure containing an ADU
be 18 feet or less (one story) and that the ADU not have an entrance oriented toward the street.
The first step should be to reconcile parking requirements. Currently, 18.22.090 (accessory
dwelling units) states one off-street space is required for one-bedroom ADU units and two spaces
for two-or-more-bedroom units, whereas the next section (18.22.100(I)) states that one space for
each ADU is required. The City can also consider reducing or waiving this requirement. The
household types likely to live in a small ADU likely have lower car ownership rates than other
households, particularly if they are seniors. Furthermore, the design guidelines as written may
create barriers to building an ADU in a detached structure, such as above a garage, since a
garage with a full dwelling unit above it is unlikely to be greater than 18 feet tall and might have
a pedestrian entry door on the front that would not be allowed as an ADU entry under current
code. The parking provision also provides a barrier given the City’s 60 percent impervious
requirement in its R-1 zones. The City could revise its code to waive the requirement for extra
parking if the ADU is below a certain square footage or if the lot is home to a garage for the
primary residence. Another alternative would be to allow one space in the driveway or garage
to count toward the parking requirement for the ADU. The City could also consider removing or
changing the height and entrance orientation requirements to provide more flexibility for
detached ADUs. Lastly, the City should consider removing the requirement for owner residency if
the ADU is in a detached structure, as the ownership requirement is a commonly cited barrier to
use of ADUs.
The City should also consider removing the owner-occupy requirement for properties with
detached ADU’s. The owner-occupy requirement came initially from the International
Residential Code that requires home construction. However, the IRC requirement only applies to
attached ADU’s, it does not apply to detached ADUs.
While the City does not require a separate water meter for ADUs, it does require a separate base
charge in addition to the base charge for the primary home and the consumption charge. The
City should consider removing the base charge requirement for ADUs without a separate meter.
The actual water usage will be billed through the single meter and consumption rates.
The City should consider removing the separate ADU permit required in addition to the building
permit. The City could verify that the ADU is consistent with applicable requirements as part of
the building permit process. Planning staff are already reviewing both applications. This change
would reduce cost and timing for the construction of ADUs.
Finally, the City should consider allowing applicants for ADUs to request expedited review
without charging the additional review fee.
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The following jurisdictions have reduced parking requirements for ADUs: Seattle • Kirkland •
Olympia
Advantages
•
•
•

Provide greater flexibility for location
and design of ADUs
Make more lots legally able to support
an ADU
Reduce the permitting timelines and
cost for ADUs.
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Disadvantages
•

•

Neighborhood sensitivity to perceived
burden on on-street parking or
building heights
Potential trigger of broader changes
to residential design requirements
could make the changes take longer
and would be more politically sensitive
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EXPAND THE AREAS OF THE CITY THAT ALLOW TOWNHOMES
Zero lot line subdivisions, also known as fee-simple townhomes are a way to allow attached
single-family units to lower the bar financially for entry into homeownership. Bulk regulations do
not always make this form of development straightforward. Bonney Lake should consider several
changes to the bulk regulations for the R-1, R-2, and R-3 zones to make sure this type of housing
can be built.
While townhomes are a permitted use in the R-2 and R-3 zones, it is not clear from the bulk
regulations in these zones whether townhouses would be feasible at the necessary densities to
make this housing type pencil out for applicants to build them. The City should review the
setback, lot widths, and impervious surface requirements to ensure that the standards are
compatible and support the development of townhomes.
For example, in the R-2 district, the general intent of the district is “to establish and preserve
medium-density residential neighborhoods at a density of five to nine units per acre”. Particularly
in infill situations, net densities that top out at nine units per acre may be suitable for small-lot
detached homes but are likely inadequate in many situations for townhome development. The
City could consider increasing the maximum density allowed in the R-2 zone or creating a
density bonus for attached housing. Twelve to twenty dwelling units per acre is a good target
range for townhome development that pencils. One way of accomplishing this would be to
adapt the cluster subdivision regulations in the R-1 zone (BLMC 18.14.060(H)) for R-2, although the
City could consider adopting this a permitted use without performance standards/conditions
listed in the R-1 provision.
In the R-3 zone, townhouses are currently allowed in terms of side setbacks and impervious
coverage. The city could consider allowing a smaller front setback than 15 feet if zero lot line
townhomes are proposed. The city may also consider removing the minimum setback to a
single-family zone in addition to the required landscape buffer when zero lot line single-family is
proposed, as this development type would have different (smaller) impacts on neighboring
properties than larger multifamily projects.
The City should also consider allowing townhomes within the R-1 along roads identified as either
primary or secondary multimodal roads. If the City were to allow townhomes in these limited
situations, the City allowed need to allow higher density for townhomes in these limited cases.
The development of townhomes along these roadways would provide for a wider variety of the
housing and act as transition between higher volume roadways and traditional detached
dwelling units.
The City currently has a zero-side yard setback provision in R-3 (BLMC 18.18.050). That should be
repeated in R-2 if townhouses are to be allowed in both zones.
Additional design flexibility for townhomes and multifamily development can be achieved with
the use of development agreements where appropriate.
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Advantages
•

•
•

Accommodates an already permitted
use, so likely to be more palatable
politically than some other options
City already has language in other
code sections to act as template
Could be combined with definition of
unit-lot subdivisions to make the
biggest difference
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Disadvantages
•

Without provisions in place to prevent
displacement, could incentivize
elimination of affordable (older) singlefamily homes and diminish stock of
naturally occurring affordable housing
• Simply allowing a type of
development does not guarantee
any element of affordability
• City must coordinate with utility
districts to ensure required utility
easements do not exceed the size of
desired front setbacks for unit lot
townhomes
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ALLOW MISSING MIDDLE HOUSING IN ADDITIONAL AREAS OF
THE CITY
Currently, duplexes are permitted by right in only two districts (R-2 and R-3) and prohibited in all
others. Additionally, all apartments and condominiums are grouped together in one use
category; they are permitted outright in the R-3 zone and permitted with conditions in some
commercial and mixed-use districts. Other attached housing options like quad-plexes and
triplexes are listed as authorized and therefore are only allowed in zones that allow apartments.
Given the City’s interest in providing more diverse housing options, several changes to the land
use matrix could increase the range of “missing middle” housing across the City. Duplexes could
be allowed by right in the R-1 and R-2 and the code could be modified to ensure the duplex unit
only counts as one unit when calculating density. New use categories could be broken out of
the “Apartments/Condominiums” use to reflect missing middle options like triplexes and
quadplexes, with those uses permitted, conditional, or permitted with conditions in more zones
than large apartments.
Where addition housing types are allowed, considering increasing the allowed density as well to
encourage that housing type to be built. Consider using a form-based code to facilitate the
construction of these additional housing types and ensuring that the construction is compatible
within existing neighborhoods.

Advantages
•

•

Could open up large areas where
more diverse housing options are
allowed
Footnotes and Conditional Use Permit
requirements could allow staff/council
to tailor appropriate performance
standards and conditions to each use
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Disadvantages
•

•

Adding or modifying uses in the use
matrix could trigger broader
examination of the land use matrix
and bog down the process
Just permitting uses in a zone does not
alter any other market fundamentals
or code limitations within that zone’s
standards and thus may not result in
many units being built unless those
other limitations are addressed as well
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DEVELOP INCLUSIONARY ZONING
INCENTIVES
Inclusionary zoning is a program in which code establishes minimum percentages of housing
units at a particular level of affordability that are to be provided within new development. It can
be regulated as either a mandatory or a voluntary program. Bonney Lake has indicated interest
in a voluntary program to incentivize creation of more affordable housing units.
RCW 36.70A.540 provides the City with several tools for incentivizing affordable housing as a
percentage of new development. The City should consider developing an incentive program
that reduces permit fees and other height and bulk bonuses (lot coverage, setbacks, etc.) and
also provides expedited permitting for projects that include affordable housing units. This
program should target units that will be income restricted for fifty years for households that make
50 percent or less of the Pierce County AMI for rental units and 80 percent or less of the AMI for
owner-occupied units. Jurisdictions can increase the threshold to 80 percent of the AMI for rental
units and 100 percent of the AMI for owner-occupied units under certain conditions.
Additionally, the City will need to develop an affordable housing density bonus for properties
zoned R-1, RC-5, and R-2 for properties owned or controlled by a religious organization as
required by RCW 36.70A.545. Affordable under this state law is defined as less than 80 percent of
the Pierce County AMI.

Advantages
•
•

Voluntary program likely to be less
controversial than mandatory one
Voluntary program unlikely to receive
same level of interest or have the
same effects as mandatory program
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Disadvantages
•

Incentive programs would equate to a
loss in overall permit revenue for the
City
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REDUCE INFRASTRUCTURE COST TO SUPPORT
HOUSING AFFORDABILITY AND MISSING MIDDLE

The City should explore ways to reduce the cost of developing housing in a way that would help
boost production and reduce the cost of housing. Infrastructure development costs can make it
expensive to build more housing choices and create financial barriers to new home
construction, which can result in fewer projects moving forward. In order to reduce infrastructure
cost, the City should consider the following:
•

Allow developers to receive a full or partial credit against required connection charge for
the construction of improvements identified in the applicable General Water Plan or Sewer
Plan. The actual amount of the credit will need to be based on the amount of the
connection charge that is attributed to future projects.

•

Currently, the City allows for the payment of fee in-lieu for frontage improvements for two
and three lot short plats. The City should consider increasing the threshold to four lots and
allowing duplexes, tri-plexes, quad-plexes and developments with four or fewer
townhomes to qualify.

•

Some of the housing options discussed in the Housing Action Plan could also benefit from
the ability to provide access via a private drive or narrower public road that complies with
fire code. For example, townhouse developments on small footprints can provide units and
off-street parking, but especially in infill situations, providing public street access to those
units may impact the viability of the project. The City could consider the following items, to
serve up to a certain number of townhouses, cottage housing, or other “missing middle”
housing options (depending on zone, nature of surrounding streets, and existing sight lines
and traffic control measures):

•

•

o

Creating a new cross-section for neighborhood streets that is narrower and only
requires a sidewalk on one-side of the roadway.

o

BLMC 17.50.060 requires public roads for more than 4 lots, the City could also
consider increasing the number of lots that can be served by a private road.

o

Developing an alley road standard would also help provide design flexibility in
missing middle housing and infill situations.

Broaden the use of transportation latecomer agreements. The City currently allows
transportation late agreements for projects that are required to construct a mapped street
as a condition of development per BLMC 12.30.040. The City should consider expanding
this option to other required improvements that provide a benefit to future development.
The City has adopted provisions governing development agreements in Chapter 14.70 of
the Bonney Lake Municipal Code This grants the City additional flexibility to modify
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development regulations and allows additional incentives in the form of credits for water,
sewer, and stormwater system development charges based on the value of developerfunded infrastructure for the same utility. The City should continue to use development
agreements to encourage and facilitate the construction of affordable housing.
•

The City should regularly review and update the calculation of system development
charges and impact fees to ensure that the cost reflects the cost of the required
improvements.

Advantages
•

•

•
•

More accurately scaling connection
charges to share of future benefits
could make fee system fairer and
provide greatest incentive for
builders of small missing middle
projects
Revising engineering standards
could be less politically complex
than code
Provides design flexibility without
adding layers of complexity to code
Environmental benefits from less
impervious surfaces with smaller road
cross-sections
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Disadvantages
•

•

•
•
•

Development agreements can have
a relatively large impact over a
relatively large scale
Negotiating development
agreements can be time consuming
and staff intensive

Does not guarantee increased
affordability of housing
Need to have buy-in from fire
department
Requires road standards changes
and coordination with public
works
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PERMIT AND CLARIFY TINY HOME REGULATIONS

Tiny houses, which can be either built on foundations or on wheels, are one way to provide a
housing option for individuals and households who desire privacy but do not want or cannot
afford a large single-family home. They can also be used as a way of providing housing for
people experiencing homelessness. Until recently, state law, building codes, and local
regulations have presented numerous legal and logistical barriers to siting and building these
very small, detached dwellings.
In 2019, the state legislature passed ESSB 5383, which updated state law to enable the
development of tiny house villages or communities throughout the state. This law defined tiny
houses, directs the adoption of the updated residential building code. The City of Bonney Lake
can do the following to study and improve its code and policies on tiny houses.
•
•
•

•
•
•
•

Create permit pathway for Binding Site Plans that allow siting of tiny homes (similar to
manufactured home park)
Consider modifying the use matrices to specify where tiny houses or tiny house villages
would be permitted or conditionally allowed
Add definitions for tiny houses to BLMC 18.04 to differentiate from trailers, manufactured
homes, and recreational vehicles. This includes clarifying that only tiny houses on
foundations (not on wheels) are allowed
Allow tiny homes, set on a foundation, to be utilized as an ADU
Include support for tiny houses in housing element of Comprehensive Plan
Adopt updated International Residential Code with Appendix Q modified to include tiny
houses
Update site plan approval criteria to account for unique site needs of tiny houses

The following are a few of the jurisdictions who have adopted specific provisions for tiny homes:
Seattle • Olympia • Tacoma

Advantages
•
•
•

•

Addresses housing for lower income
households without using apartments
Could be cost effective way of
mitigating displacement
Provides safer living environment for
people experiencing homelessness or
housing instability during COVID-19
Could provide another ADU option
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Disadvantages
•

•

Perception of tiny homes as social
welfare program may make it
politically difficult
Addressing tiny homes may require
addressing multiple sections of city
code and thus may add to difficulty
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UPDATE OPEN SPACE AND PRIVATE RECTREATIONAL
REQUIREMENTS
BLMC Title 18 outlines outdoor recreation requirements by zone in Bonney Lake.
In the R-3 zone (multifamily residential above 10 dwelling units per acre), BLMC 18.18.080 requires
a minimum of 20 percent of the total land area of the site to be maintained as “pervious open
space, landscaping or recreation areas, with a minimum of 10 percent developed for
recreational use.” The section goes on to require that areas with wetlands, seasonal flooding, or
slopes greater than 25 percent cannot be recreational areas. The City could consider revising
this section to specify that critical area buffers can serve as recreational area if pervious surface
walking trails area included. It can also consider allowing multiple smaller open space areas if
one of them meets a minimum required size (currently the code simply requires that “an outdoor
recreation area shall be provided on all projects”).
The City’s subdivision code (Title 17) also contains a provision in 17.50.090 that requires all new
subdivisions provide 193 square feet of playground space per residential unit. The City could
consider moving this requirement to Title 18 and making the per-unit square footage
requirement standard for townhomes and multifamily units as well.
The City should also consider an in-lieu options that would allow the developer to pay a fee to
comply with this requirement, if the project is within a ¼ to ½ mile of an existing park. The City
would dedicate the in-lieu fees to the City’s Park CIP. While this is a cost, it would free up
additional space for development.
The City could also consider defining open space and recreation area more fully, either in
18.18.080 or in Title 18’s definitions section.
The following are a few of the jurisdictions who have adopted similar open space provisions:
Snohomish County• Bothell• Lynnwood • Snoqualmie
Advantages
•

•

•

Provides design flexibility in meeting
open space requirements on sites with
unusual layout
Allows critical area buffers to serve at
least a portion of open space
requirements, which highlights value of
critical areas to neighboring areas
Recognizes existing parks when
connected to new development
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Disadvantages
•

•

Could lead to more numerous but
smaller and less useful open spaces if
specific parameters are not
thoughtfully designed
If definition of open space is too
specific, it may curtail more creative
designs
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STREAMLINE DESIGN REVIEW PROCESS

The City currently requires design review for all housing projects except for traditional detached
housing units. The City should consider updating BLMC 14.95.020 to exempt duplexes, tri-plexes,
quad-plexes and certain levels of townhouse and apartment developments from design review.
Review of required design standards required for these projects could be completed during a
review of the building permit. Under the current process, staff reviews the design elements
during the design review process and then reviews the building permit for the same elements. A
separate review process is not required to ensure that these smaller scale projects comply with
the City’s adopted design standards.

Advantages
•
•
•

Reduce permit timelines and costs
Eliminate duplicative processes
Encourage urban development
planned for within the
Comprehensive Plan
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Disadvantages
•

Perception that notification/options
to appeal projects could be
reduced
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IMPROVE SEPA IMPLEMENTATION

During the 2019-2020 legislative session, the legislature passed HB 2673. The Bill gave cities the
option to allow higher SEPA exemptions for projects that implement the density and intensity of
uses planned for in their Comprehensive Plans. The legislation allows for SEPA exemptions for
residential, mixed use, and commercial development up to 65,000 square feet. Adopting higher
SEPA exemption thresholds, particularly within the downtown center, could reduce duplicative
permit processes while maintaining environmental protections outlines within current City, state,
and federal regulations. It is also a way to encourage urban infill that the City has already
planned for.
In most cases, environmental issues that SEPA was intended to address in 1971 are now
mitigated by local codes and both state and federal regulations. The City could take steps to
reduce duplicative review processes and reduce permit process timeframes while still providing
protection of the environment and strong public participation during the permitting process.
Some steps that the City should consider take are listed below:
•

The Department of Ecology updated State Environmental Policy Act (SEPA) rules in
2012/13. The updated rules, contained within WAC 197-11-800(1), grant local governments
the ability to increase SEPA categorical exemptions for certain minor new construction
activities. This includes SEPA exemptions for single and multi-family development,
commercial buildings, and filling and grading activities. These are often referred to as
“flexible thresholds” because each jurisdiction can adopt standards within a range that
meets their needs. Currently, Bonney Lake Municipal Code 16.04.080 has adopted
exemption levels higher than the minimum allowed but lower than thresholds provided for
in 2012/13 update. The City should consider updating the thresholds to the maximums now
allowed.

•

As the City already completed the required Environmental Impact Statement for the
Downtown plan, the City should explore adopting the infill exemption for Downtown as a
way to encourage urban infill within the area.

•

The City currently does not allow categorical exemptions to be used for developments that
include property encumbered by potential landslide hazard areas, FEMA 100-year
floodplains, and/or Wetlands and streams, and their buffers authorized by WAC 197-11-908.
This prohibition is optional provision that local jurisdictions may enact. Given the City’s
recent robust update of its critical area regulations and shoreline master program, the City
should consider repealing this optional prohibition.

The following are a few of the jurisdictions who have adopted SEPA exemption thresholds above
the minimum required by WAC 197-11-800: Des Moines • Everett • Kent • Lynnwood • Marysville
• Mountlake Terrace • Mukilteo
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•
•
•

Reduce permit timelines and costs
Eliminate duplicative processes
Encourage urban development
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Disadvantages
•
•

Perception that environmental
protections may be reduced
Perception that notification of specific
projects would be reduced if
underlying permit does not require
public notice
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HIGH-LEVEL FINDINGS FROM SUMNER HOUSING
NEEDS ASSESSMENT
Small, Non-Family Households – There is a need to support continued production of
smaller sized housing options such as accessory dwelling untis, duplexes, tri-plexes, and
townhomes. Space efficient housing units, smaller in size, can be more affordable than
other units because they are smaller and more energy efficient and they use less land
resources.
Growing Diversity - Strategies should focus on providing lower-priced rentals and
moderate to middle-income home ownership opportunities for larger family-friendly
housing, that may include multiple generations.
Steady Growth in Senior Population Expected - The HAP should include strategies to
address the intensifying housing needs of seniors. Home-ownership rates increase as
age increases and older people are more likely to live in single-person households. The
aging of the Baby Boomer generation (born 1946 to 1964) could generate greater
demand for housing offering living assistance, multigenerational accommodations, and
opportunities for residents to age-in-place or age elsewhere in their communities.
Overall, these trends indicate high demand for middle housing (e.g., ADUs, townhomes,
triplexes, duplexes, quad homes, and cottages) which allows more seniors and couples
to downsize and remain in their community.
Rising Supply Scarcity Leads to High Costs - Similar to Bonney Lake, additional home
ownership opportunities for households earning between 80 and 120% AMI should be
supported. Housing serving this income bracket tends to be middle housing and
produced by the private market. Middle housing primarily includes single-family
attached housing with two or more units or other housing bridging a gap between
single family and more intense multifamily. Demand is expected to increase for this type
of housing mostly due to aging baby boomers, young households forming, and the
growing workforce. Sumner should also prioritize additional production of apartments,
multiplexes and middle housing, and government subsidized housing.
Largest Share of Regional Employment - Like Bonney Lake, actions should be
considered to ask whether people are commuting because of a lack of affordable
housing or due to other reasons. In addition, it’s worth asking whether employers are
finding it difficult to recruit staff due to the lack of needed housing options. Sumner’s
large share of regional employment reflects in part that housing in Sumner is in fact
more affordable than much of King County.
Housing Stock is Aging and Lacks Diversity of Options - Similar to Bonney Lake, the low
supplies of single-family attached housing (e.g., townhomes) and multifamily housing
should be addressed to provide broader housing options and to meet the expected
demand associated with aging baby boomers. The older housing stock in Sumner could
increase the risk of displacement particularly if this housing is serving lower income
households. Displacement occurs when a household is forced to relocate. This tends to
occur as a result of changes in the housing market, either because their housing is
being redeveloped or undergoing major renovations, or due to their housing costs
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increasing faster than they can afford. Displacement can be physical (redeveloped
areas or housing with substantial remodels), economic (increase in rents), or cultural.
Displacement risk is heightened for cost-burdened renters, low-income households,
minorities, and households who are more likely to experience housing discrimination.
Displacement tends to occur in areas with older housing, with access to transit, less
expensive land, and land opportunities conducive to large developments. An analysis
identifying gradations of displacement risk should be completed to help address
displacement concerns. Changing the zoning to allow more intense housing
development can increase the chances that current residents in the affected
neighborhood will be physically displaced to make way for redevelopment.
Consequently, displacement risk should be assessed before any rezones and
safeguards should be developed in response to the findings. Ideas to provide those
safeguards are discussed within the Housing Action Plan.
Cost Burden on Lower Income and Renter Households - Sumner should take action to
leverage production of low-income housing. The approaches for increasing lowincome housing has lagged behind and likely is more complicated due to the need for
some sort of direct assistance.
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KEY FINDINGS AND RECOMMENDATIONS
Housing Policy Analysis
The project team completed an analysis of Sumner’s housing policies. The City’s
comprehensive plan includes its housing policies under the Housing Element. In
addition, the City also provides housing policy support in the Land Use, Community
Character, and Economic Development Elements of the Comprehensive Plan.
Appendix 4 contains an analysis table of Sumner’s housing policies. Overall, the current
Comprehensive Plan provides a great policy basis for providing a variety of housing
types at all income levels. Most of the actions identified in this plan are are already
supported by existing policy. Here are a few examples:
•

1.4 encourages “…protection of viable neighborhoods and the need to provide
for a range of housing to all life stages and economic segments, allow for
accessory units in single-family neighborhoods”.

•

1.4.3 focuses on efficient permitting process by stating “Review development
regulations for obstacles to permitting accessory dwelling units.”

•

Provides direct ADU policy support by stating “Allow for accessory units in low
density residential districts.”

•

2.3.4 and 2.8 support senior housing by stating “Promote the development of
senior housing units in proximity to needed services” and “Provide incentives for
developing senior housing in the downtown such as permit fee waivers and
reductions and parking requirement reductions.”

The Housing Element also provides great support for the development of the Housing
Action Plan. Policy 2.1.1 promotes development of a housing strategy to meet the fair
share housing allocations. The HAP can provide high-quality information and ideas to
help implement fair share requirements.
Moving forward, the City could consider additional direct policy support related to
actions the City may take in the future. This could range from support for a property
maintenance program, direction for MFTE implementation, or direction specific on the
types of programs the City could implement to remove obstacles for ADU
development.
Lastly, the City will be updating its comprehensive plan by June 2024. Part of this
process will include a review to ensure city policies are consistent with State Law, and
regional (PSRC Vision 2050) and countywide planning policies. Recent changes to
regional policies have focused on issues such as equity and displacement. These new
and updated policies align well with many of the goals within this plan. A future update
of policies to provide an equity lens on development and displacement minimization as
redevelopment occurs will ensure future actions meet all the City of Sumner’s goals.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

P A G E | 69

HOUSING ACTION PLAN – SUMNER

TABLE OF CONTENTS

Housing Strategies
The following six strategies represent collections of actions that address a particular
housing issue in a targeted way. The specific actions that fall under each strategy are
listed below the strategies. Note that many actions appear under multiple strategies;
this reflects the fact that many of the actions the cities can take can address more than
one issue simultaneously.
Strategy 1, Preserve rental housing
•
•

Affordable housing preservation strategies
Create property maintenance incentive program

Strategy 2, Incentives for new rental housing
•
Inclusionary zoning/density bonuses/current use assessments
•
Use of MFTE/publicly owned land as incentives for rent-restricted affordable housing
Strategy 3, Bring down the cost of development
•
Use HB 1406 sales tax dollars to reduce development costs
•
Use of MFTE/publicly owned land as incentives for rent-restricted affordable housing
•
Create permit process fast track program
•
Raise threshold for what separates a plat and a short plat from 4 to 9 units
•
Raise SEPA exemption levels for minor new construction
•
Update road standards to increase site flexibility
Strategy 4, Provide wider variety of housing types
•
Expand where ADUs can be built
•
Modify allowed uses to increase range of missing middle housing
•
Expand where senior housing can be built
•
Permit and clarify Tiny Home regulations
•
Improve administration of unit lot subdivisions
Strategy 5, Prevent and mitigate displacement
•
Use HB 1406 sales tax dollars to reduce development costs
•
Affordable housing preservation strategies
•
Use of MFTE/publicly owned land as incentives for rent-restricted affordable housing
•
Inclusionary zoning/density bonuses/current use assessments
•
Create property maintenance program
Strategy 6, Improve the permit process
•
Create permit process fast track program
•
Raise threshold for what separates a plat and a short plat from 4 to 9 units
•
Raise SEPA exemption levels for minor new construction
•
Improve administration of unit lot subdivisions
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Figure 10. Action Schedule and Summary Table, Sumner
Action

Type

Target
Group

Area of
Scale of
Applicability Potential
Impact

Timeline

Create
property
maintenance
incentive
program

Preserve
rental
housing;
Prevent and
mitigate
displacement
Preserve
rental
housing;
Prevent and
mitigate
displacement
Incentives for
new rental
housing

Landlords
and multifamily
property
owners.

City-wide

1-2 years

Multi-family
property
owners

City-wide

Low-income
populations

Town Center
Plan Area

Large scale
potential to
impact up to
1/3 of
dwelling units
in the City
Large scale
potential to
impact up to
1/3 of
dwelling units
in the City
Medium
scale

Bring down
the cost of
development;
Prevent and
mitigate
displacement

Low-income
populations

City-wide

Small scale
given limited
new funds
per year

1-2 years

Incentives for
new rental
housing; Bring
down the
cost of
development;
Prevent and
mitigate
displacement
Bring down
the cost of
development;
Improve the
permit
process
Bring down
the cost of
development;
Improve the

Developers
and investors

City-wide

Large-scale

1-2 years

Developers
and investors

City-wide

1 year

Investors and
small
developers

City-wide

Small scaleSumner
currently has
efficient
permitting
timelines
Small scale
given limited
land
available for

Affordable
housing
preservation
strategies

Inclusionary
zoning/density
bonuses/
current use
assessments
Use HB 1406
sales tax
dollars to
reduce
development
costs
Use of MFTE as
incentive for
rent-restricted
affordable
housing

Create permit
process fast
track program

Raise
threshold for
what
separates a
plat and a
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short plat from
4 to 9 units

permit
process

Raise SEPA
exemption
levels for
minor new
construction

Bring down
the cost of
development;
Improve the
permit
process
Provide wider
variety of
housing
types;
Improve the
permit
process
Bring down
the cost of
development

Investors and
small
developers

City-wide

Medium
scale as infill
development
occurs will
lower costs

1-2 years

First time
home buyers

Residential
zones

Small Scale
as relative
number of
overall units
will be small

1-2 years

Developers

Residential
zones

2-3 years

Provide wider
variety of
housing types

Seniors and
single person
households

Low Density
Residential

Small scale
with
minimum
area for new
streets
Small scale
as limited
interest in
ADUs

Provide wider
variety of
housing types

Seniors

City-wide

Large scale

2-3 years

Provide wider
variety of
housing types

Moderate- to
low-income
households

Residential
zones

Large scale

2-3 years

Provide wider
variety of
housing types

Moderate- to
low-income
households

Residential
zones

Small scale
given
number of
potential
units

2-3 years

Improve
administration
of unit lot
subdivisions

Update road
standards to
increase site
flexibility
Expand where
ADUs can be
built
Expand where
senior housing
can be built
Modify
allowed uses
to increase
range of
missing
middle
housing
Permit and
clarify Tiny
Home
regulations

Target
Group
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Area of
Scale of
Applicability Potential
Impact

Timeline

further
subdivisions
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HOUSING ACTIONS

AFFORDABLE HOUSING PRESERVATION
STRATEGIES
Affordable housing should be preserved in Sumner since providing housing inclusively for all
income spectrums is a priority for the City. Rent-restricted low-to moderate-income affordable
housing (or supported housing) and naturally occurring affordable housing should be preserved.
Naturally occurring affordable housing are housing units that are unregulated/ unsubsidized and
subject to market forces but are affordable to low-income households. Considering that
regulated affordable housing is difficult and costly to build (see the section below describing the
Affordable Housing Development process), strategies supporting the preservation of naturally
affordable rentals are crucial for Sumner, given the low probability of gaining enough public
subsidies to build rent-restricted affordable housing. Actions should be prioritized to encourage
owners to retain housing for long-term renting.
•

As mentioned in the property maintenance strategy, Sumner should collect key data on its
rental housing properties to build a rental housing preservation inventory. This could help
attract experienced nonprofit housing developers and managers and assist the City in
setting up a public-private land banking partnership to prevent the loss of at-risk properties.
The City could offer low-cost rehab loans and financing of repairs in exchange for an
affordability covenant. This effort could help maintain housing affordability and could
prevent the loss of property to new redevelopment which could displace existing residents.

•

Sumner should increase investments needed to purchase and preserve affordable properties
particularly those at risk of displacement. Sumner should identify partnership opportunities
with non-profit organizations and housing agencies to purchase existing, unregulated
affordable housing to preserve it for the long term. This could also be used to preserve rentrestricted housing units that might be nearing the end of their affordable term.

•

The City should reach out to local housing providers to support the rehabilitation of regulated
affordable properties with large capital needs or failed inspections. In addition, the City of
Sumner could partner with the City of Bonney and/or a nonprofit to create a rehabilitation,
repair, and weatherization program providing repair/weatherization support for existing,
unsubsidized affordable housing in exchange for affordability restrictions. A low-income
weatherization and rehabilitation program can help improve the livability of existing owneroccupied homes and manufactured homes and can help homes become more energyefficient which can reduce the costs of utilities and promote sustainable development. As a
part of this program, education should be developed and distributed such as education on
Pierce County’s Downpayment Assistance Loan available for homeowners.

Examples of cities using these approaches include: Tukwila • Seattle • Tacoma • Burien
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Advantages

Disadvantages

•

Preserves affordable housing possibly
for the long-term

•

All the recommendations will require
staff time and resources

•

Improves the quality of life and can
improve the health and stability for
people living in rehabilitated homes
and if completed for many homes in
the same community, can result in
positive effects on neighborhood
quality and stability

•

Several of the ideas would require
funding and grants, and possible
partner support

•

These measures are not guaranteed to
increase the housing supply and the
number of new affordable housing
units

•

Reduces displacement and provides
information useful for identifying
housing at risk of displacement

•

Can help improve the stability of
neighborhoods

•

Renovating existing housing stock
tends to be more cost-effective than
building new affordable housing

•

A low-income weatherization and
rehabilitation program can help
improve the livability of existing owneroccupied homes and manufactured
homes and can help homes become
more energy-efficient which can
reduce the costs of utilities and
promote sustainable development
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EXPAND WHERE AN ADU CAN BE BUILT
SMC 18.12 outlines regulations for low-density residential districts. Accessory dwelling units are
currently regulated by SMC 18.12.030(A), which contains the decision criteria for locating an
ADU on a property in the LDR zones. Several revisions to this section could expand where ADUs
can be built. For example, the City could consider the following:
•

•

•

•
•

•

•

Eliminate the requirement that the total number of occupants across both the primary
and accessory dwelling not exceed the maximum number established by the definition
of family (SMC 18.04.0375) defines family as a group of not more than five persons who
are not related, but who are living and sharing kitchen facilities together as a single
housekeeping unit). Under this reading, a primary dwelling home to a five-person family
and a detached ADU home to two people unrelated to the primary dwelling residents
might not be allowed. Further, this is a very difficult standard to administer.
Alter the requirement in 18.12.030(A)(4) so that total area is capped at either 800 square
feet or a percentage of the total dwelling unit area, whichever is larger. (Minimum size
can be a percentage to keep this from being a barrier for smaller primary dwellings.)
Alter setback requirements. SMC currently requires some large rear setbacks in its
residential zones. Currently, rear yard setbacks in the LDR-12 through LDR-6 zones are 30
feet, and 25 feet for LDR-4. ADU minimum rear setbacks are 15 feet, but rear setbacks
could be reduced to 20 feet for primary structures (especially in the 4- and 6,000 square
foot lot zones) and could be reduced to 5-10 feet for ADUs associated with garages.
Increase minimum lot coverage. Currently, the LDR-4 zone has a 40 percent maximum lot
coverage. This could be a barrier to ADU construction on these smaller lots.
Change the parking requirement so that only one dedicated off-street parking space is
required for an ADU (also, see other policies related to parking reform). You could also
eliminate the need for an off-street parking space in some circumstances. Requiring a
new off-street parking space to be provided (beyond the existing driveway), could be a
barrier to development.
Remove restriction that ADUs cannot be detached from primary residences in any zone
except LDR 12,000.
Change the height requirement to allow a full second story with pitched roof above a
detached garage to serve as an ADU (current code allows a maximum of 16 feet). Also
consider allowing taller structures to offset impervious surface maximums

For more detailed information about ADUs, please see the Real Estate Prototypes in Appendix 2.
Advantages
•
•

Provide greater flexibility for location
and design of ADUs
Make more lots able to support ADU
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•
•

Public sensitivity to perceived burden
on on-street parking
Potential to trigger broader changes
to residential design requirements
could make the changes take
longer
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USE OF MFTE AS INCENTIVE FOR
RENT-RESTRICTED AFFORDABLE
HOUSING
The City of Sumner should establish more incentives to promote increased availability of
affordable housing that would be rent restricted for low to moderate-income households. A list
of affordable housing funding sources available to Sumner is detailed below in the Local
Affordable Housing Funding Sources section. Use of these programs should be explored to help
develop new affordable housing in the City. For example, possible opportunities to apply for use
of Pierce County’s CDBG funds should be explored.
Sumner should consider updates to its Multifamily Tax Exemption (MFTE) program to incentivize
affordable housing options and promote mixed income developments. Sumner’s MFTE program
is limited to buildings with over 10 dwelling units located in the Town Center Plan Area and is
available for new construction, rehabilitated apartments, or a converted building. For the
property to qualify for the 12-year exemption, the applicant must commit to renting or selling at
least 20 percent of the multifamily housing units as affordable housing units to low- and
moderate-income households. A “Low-income household” must be 80% of the AMI or lower
while a “Moderate-income household” is between 80 to 115% of the AMI.
Other MFTE program variations should be researched and weighed against costs (foregone
property tax revenue for the duration of the program) and benefits (such as affordable housing
production) including allowing MFTE city-wide. Sumner could evaluate whether other forms of
qualified housing with over four units such as quadplexes would be permissible under state law
and whether they want to limit program usage to only projects producing a certain number of
total units. Sumner’s program currently limits use to buildings with more than 10 dwelling units.
Program variations could be analyzed to inform recommendations through detailed cost-ofconstruction analysis, or by garnering input from housing developers and current planners, or
cost-benefit analysis, or through best practice research comparisons of other jurisdictions. The
City could also consider whether to apply the MFTE city-wide or only for the 12-year exemption
to more narrowly focus on affordability. Additional detail on MFTE recommendations is provided
in Appendix 2 under the Program Analysis Memo.
Examples of cities with MFTE programs: Burien • Redmond • Tacoma • Kirkland • Marysville •
Everett • Issaquah • Yakima
Advantages

Disadvantages

•

•

•

Tax abatements positively impact the
feasibility of projects where marketrate projects are feasible and can
help cross-subsidize affordable units
Helps balance out financial impacts of
building affordable housing
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•

City must weigh the temporary loss of
tax revenue against benefits
May provide insufficient incentive to
lead to production or affordability
unless paired with other tools
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USE HB 1406 SALES TAX DOLLARS TO REDUCE
DEVELOPMENT COSTS
SHB 1406 (codified as RCW 82.14.540) provides a new affordable housing revenue stream for
counties, cities, and towns that choose to participate. This sales tax option is a credit against the
state sales tax rate of 6.5%, so it will not increase the tax rate for consumers. If a city elects to
participate, as Sumner has, but does not have a “qualifying local tax’, the City will receive the
0.0073% half share and the county will also receive a 0.0073% half share within the City
boundaries of the total potential 0.0146% sales tax credit. The City of Sumner (2019) recently
adopted this sales tax levy set at the 0.0073% sales tax credit level. They estimate that they will
generate around $45,000 per year from this credit.
The City will be contributing this funding toward a regional/countywide organization (yet-to-beformed) organization that will seek to acquire (or build) and manage affordable housing assets
and programs similar to the “A Regional Coalitions for Housing” (ARCH) in King County (a
partnership of many eastside suburban cities). The City is currently participating in the South
Sound Affordability Partnership which will make recommendations on the formation of such an
entity.
Examples of cities using SHB 1406 dollars in this way include: Ellensburg • Issaquah • Olympia •
Port Angeles • Redmond

Advantages

Disadvantages

•

•

The level of funding received via the
tax credit is limited and can be
leveraged with other sources of funds
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The City loses some local control of the
dollars in terms of where they are
spent
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CREATE PERMIT PROCESS FAST TRACK PROGRAM

The length of time it takes to obtain permits for construction can add to the cost of housing.
While city review of development permits is crucial to ensuring development is safe, high-quality,
and integrated with infrastructure appropriately, improvements to the ways the City processes
permits of different types can reduce the time it takes to get badly needed housing to market.
While the City already prides itself on providing an efficient permit process, a program to fasttrack certain permit types that city is focused on could be advantageous.
For example, providing a formalized pathway for applicants to submit preliminary land use
applications and civil construction plans simultaneously could potentially reduce total review
time by several months and puts the responsibility on the applicant in case the land use review
changes the project in ways that impact the civil construction design.
The City could consider creating a demonstration program for housing types it is trying to
encourage. Certain housing types – ADUs, senior housing, attached single family, for example –
could move to the front of the queue for review. A limited term demonstration program would
allow the City time to track program metrics such as time saved for applicants and permits
issued under the program.
Focusing on certain permit types could result in a review bottleneck. However, undertaking
additional permit process at the same time could help. For example, a reform of the time it takes
a project to make it through the permit process could be coupled with raising the SEPA
exemption threshold for minor new construction, creating a SEPA exemption for infill housing (as
the City has already done with a Planned Action Ordinance within the Town Center and East
Sumner areas), and adding a unit lot subdivision code section could reduce pressure on staff
and make it easier to prioritize the desired project types for a fast track program.
.
Advantages
•

•

Could be used in a targeted fashion to
fast-track the most in-demand forms of
more affordable and diverse housing
stock
Would not involve changing large
sections of city code or standards
(simpler to implement)
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Disadvantages
•

•

Could be opposed by groups affiliated
with housing types not represented in
fast-track program emphasis
Requires additional reforms and
actions targeted at improving
processes to not create bottlenecks in
the review process and put other
permit process timelines at risk
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INCLUSIONARY ZONING/DENSITY
BONUSES/CURRENT USE ASSESSMENTS
Inclusionary zoning is a program in which the zoning code establishes minimum percentages of
housing units at a particular level of affordability that are to be provided within new
development projects, often limited to particular zones or subareas. It can be regulated as
either a mandatory or a voluntary program. Sumner has indicated interest in a voluntary
inclusionary zoning program to incentivize creation of more affordable housing units.
Several tools for incentivizing affordable housing as a percentage of new development sit at the
City’s disposal. For example, the City could establish a density bonus system whereby
developments that agree to provide a certain percentage of affordable units for a certain
number of years are eligible for higher densities than would ordinarily be allowed in zones. (The
City does not have density maximums in the Town Center area, so this intervention would have
to be applied elsewhere.) The City could limit this to certain zones or could create an overlay
zone that contains the density bonus and could be applied to a range of zones. Density bonus
programs can allow developers to contribute to a housing fund in place of building the units
themselves.
Jurisdictions that currently use a density bonus program include: Marysville • Seattle
Another potential program the City could use to incentivize affordable housing is a Current Use
Assessment. This approach provides a tax reduction in which a participating property is assessed
at a specified use value, which is lower than the “highest and best use” assessment value that
would be applied in the absence of the program.
This program is in place at the state level through RCW 84.34 and WAC 458-30 as it applies to
natural resource, open space, and historic properties. A Current Use Assessment program for
voluntary affordable housing could provide an extension of property taxes paid as vacant
property for a certain number of years if a development provides a certain level of public
benefit (in this case, affordable housing). It is unknown if any communities in Western Washington
use a Current Use Assessment for affordable housing.
Advantages
•
•

Voluntary program likely to be much
less controversial than mandatory one
For density bonus, contribution to a
fund in lieu of participation could
bridge the gap between mandatory
and voluntary program
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Disadvantages
•

•

Voluntary program unlikely to receive
the same level of interest (or have the
same effects) as a mandatory
affordable housing program)
For current use assessment, lack of
current examples makes program
design more challenging
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RAISE THRESHOLD FOR WHAT SEPARATES A PLAT
AND A SHORT PLAT FROM 4 TO 9 UNITS
Short subdivisions, or short plats, differ from full subdivisions in the number of units within the
proposed development and the procedural path to approval and recording required for each.
In 2002, SB 5832 allowed jurisdictions to process applications for land divisions of nine or fewer lots
as short subdivisions (previously the limit was four lots).
Currently, Sumner’s subdivision code (Title 17) currently defines short plats as four or fewer lots.
The City could consider revising SMC 17.12.030 to define short plats as nine or fewer lots. This
would allow proposed developments of up to 9 lots to be reviewed under the City’s Type III.a
review procedure, which does not require public notice.
This is especially important given the City’s interest in infill and attached single-family
development (in conjunction as well with the unit-lot subdivision action). Given the site
constraints of most infill sites, sites that could fit up to nine unit-lot subdivided townhomes could
face a shorter and more streamlined review process, which could help bring more such
developments to market faster. If this change is considered, review other codes sections (such
as the developer installation of roads) tied to short plats to determine if those code sections
should change as well.
Examples of communities that have taken this step include: Auburn • Des Moines • Federal Way
• Renton • Tukwila
Advantages
•
•

•
•

Brings Sumner’s code in line with
Bonney Lake’s
Per SMC 18.56.030(L), may not require
Type VII procedure (not part of the
zoning code)
Could cut down on development
costs and timelines.
Could particularly help improve the
feasibility of townhomes, duplexes,
triplexes, and other missing middle
housing that is of particular
importance to the City in this plan (if
couples with the allowance of unit lot
subdivisions
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Disadvantages
•

Could provoke public backlash from
neighborhood or environmental
groups (short subdivisions are one of
the SEPA categorical exemptions
under WAC 197-11-800)
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MODIFY ALLOWED USES TO INCREASE RANGE OF MISSING
MIDDLE HOUSING
Currently, duplexes are permitted in only the medium- and high-density residential districts (MDR
and HDR) and prohibited in the lower-density residential districts. Additionally, townhomes are
permitted in the MDR and HDR zones only as condominiums (SMC 18.14.020(A)). No other forms
of moderate-density multi-family residential uses are allowed in any of the low-density residential
districts.
Given the City’s interest in providing more diverse housing options, several changes to the
zoning code could increase the range of “missing middle” housing across the City. Duplexes
could be allowed in some of the LDR zones (conditions can specify larger minimum lot sizes or
corner lot requirements for duplexes to be built in lower density zones). Townhouses could be
added to the permitted uses in the densest of the LDR zones (LDR-4 and LDR-6). This could permit
a wide range of townhome construction in the LDR-4 zone especially. If additional housing types
are allowed, densities should also be increased to encourage development of those housing
types. Development standards could be developed to ensure mixed housing types meet the
character of development sought by the City.

Advantages
•
•

Could open up large areas to
additional housing types
Footnotes could allow staff/council to
tailor appropriate performance
standards and conditions to each use
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Disadvantages
•

•

Adding or modifying uses in the use
matrix could trigger broader
examination of the land use matrix
and bog down the process
Just permitting uses in a zone does not
alter any other market fundamentals
or code limitations within that zone’s
standards and thus may not result in
many units being built unless those
other limitations are addressed as well
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EXPAND WHERE SENIOR HOUSING CAN BE BUILT
Currently, adult family home facilities serving more than six adults, retirement homes, assisted
living care facilities, continuing care communities, board and care homes, hospices, and nursing
homes are only allowed in Sumner with a Conditional Use Permit in the low-density residential
zones.
Adult family homes and senior centers could be added as permitted uses with conditions (as
opposed to requiring a conditional use permit) in at least some low-density residential zones.
In the medium- and high-density residential zones, adult family homes and retirement
homes/apartments without a common dining room and only limited medical services are
permitted uses. All other types of senior housing are still listed as conditional uses. Greater
differentiation between the effects of various types and scales of senior housing to move more
types into the permitted uses category could help allow more senior housing to be built. In
addition, the City should consider allowing senior housing as a permitted use in the General
Commercial zones without the requirement for commercial space. Finally, if the City is focused
on providing additional incentives to build senior housing in the City, financing tools could be
considered.

Advantages
•
•
•

Greatly expands the area in which
senior housing can be built
Does not require adding extra layers of
regulation
Creating more permitted vs.
conditional uses saves permitting time
and costs
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Disadvantages
•

Additional permitted uses in residential
zones could upset some people living
in existing single-family homes –
traffic/parking
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PERMIT AND CLARIFY TINY HOME REGULATIONS

Tiny houses, which can be either built on foundations or on wheels, are one way to provide a
housing option for individuals and households who desire privacy but do not want or cannot
afford a large single-family home. They can also be used as a way of providing housing for
people experiencing homelessness. Until recently, state law, building codes, and local
regulations have presented numerous legal and logistical barriers to siting and building these
very small detached dwellings. (Cottage housing can incorporate tiny home structures, but uses
for tiny homes go beyond cottage housing as defined in code and permitted in the medium
and high-density residential zones.)
In 2019, the state legislature passed ESSB 5383, which updated state law to enable the
development of tiny house villages or communities throughout the state. This law defined tiny
houses, directs the adoption of the updated residential building code. The City of Sumner can
do the following to improve its code and policies on tiny houses.
•
•
•
•
•
•
•

Create permit pathway for Binding Site Plans that allow siting of tiny homes (similar to
manufactured home park)
Consider modifying the use matrices to specify where tiny houses or tiny house villages
would be permitted or conditionally allowed
Add definitions for tiny houses and tiny houses on wheels to SMC 18.04 to differentiate
from trailers, manufactured homes, and recreational vehicles.
Allow tiny homes, set on a foundation, to be utilized as an ADU
Include support for tiny houses in housing element of Comprehensive Plan
Adopt updated International Residential Code with Appendix Q modified to include tiny
houses
Update site plan approval criteria to account for unique site needs of tiny houses

The following are a few of the jurisdictions who have adopted specific provisions for tiny homes:
Seattle • Olympia • Tacoma
Advantages
•
•
•

Addresses housing for lower income
households without using apartments
Could be cost effective way of
mitigating displacement
Provides safer living environment for
people experiencing homelessness or
housing instability during COVID-19
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Disadvantages
•

•

Perception of tiny homes as social
welfare program may make it
politically difficult
Addressing tiny homes may require
addressing multiple sections of city
code and thus may add to difficulty
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RAISE SEPA EXEMPTION LEVELS FOR MINOR NEW
CONSTRUCTION
The Department of Ecology updated State Environmental Policy Act (SEPA) rules in 2012/13. The
updated rules, contained within WAC 197-11-800(1), grant local governments the ability to
increase SEPA categorical exemptions for certain minor new construction activities. This includes
SEPA exemptions for single and multi-family development, commercial buildings, and filling and
grading activities. These are often referred to as “flexible thresholds” because each jurisdiction
can adopt standards within a range that meets their needs. Currently, Sumner Municipal Code
16.04.210 only allows the minimum number of SEPA exemptions for minor new construction
activities.
In most cases, environmental issues that SEPA was intended to address in 1971 are now
mitigated by local codes and both state and federal regulations. Setting appropriate SEPA
exemption levels within the City could reduce duplicative processes and reduce permit process
timeframes while still providing protection of the environment and strong public participation
during the permitting process.
The following are a few of the jurisdictions who have adopted SEPA exemption thresholds above
the minimum required by WAC 197-11-800: Des Moines • Everett • Kent • Lynnwood • Marysville
• Mountlake Terrace • Mukilteo

•

Advantages

•
•
•

Reduce permit timelines and costs
Eliminate duplicative processes
Encourage urban development
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Disadvantages
•
•

Perception that environmental
protections may be reduced
Perception that notification of specific
projects would be reduced
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IMPROVE ADMINISTRATION OF UNIT LOT
SUBDIVISIONS
Unit lot subdivisions, also called fee simple townhomes, are a form of land division that allows
single-family-attached housing units to be sold fee-simple (meaning the structure and land
underneath are both under ownership like a detached single-family home), sometimes including
a front and back yard within the lot.
The City already allows fee simple townhome construction, referred to in SMC as zero lot line
development, which is a great start. Unit-lot subdivisions allow for more diverse single-family
housing options and lower the bar financially for entry into home ownership. They are processed
identically to standard lot subdivisions, the differences being primarily in how access to units is
provided and dimensional regulations (particularly side setbacks) needing exceptions. The City
should take care in implementing unit lot subdivisions to provide for lower impact and utility
connection fees where appropriate. The City could consider adding a section to Title 17, which
governs division of land. This action would function best if paired with changes to road
standards, which can allow smaller-format private access tracts to allow townhomes to be built
on small, challenging infill sites.
The following are a few of the jurisdictions that have allowed unit-lot subdivisions in their code:
Snohomish County • Everett • Redmond • Renton
Advantages
•

•

•

Simpler to administer and regulate
than condominiums while providing
similar affordable entry to home
ownership
Encourages appropriate development
of sites with complex constraints or
layout
Provides downsize option for seniors as
well as an affordable entry into
ownership for first-time buyers
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Disadvantages
•

•

Simply allowing a type of
development does not guarantee any
particular element of affordability
City must coordinate with utility districts
to ensure required utility easements do
not exceed the size of desired front
setbacks for unit lot townhomes
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UPDATE ROAD STANDARDS TO INCREASE SITE FLEXIBILITY
Substantial portions of new development are taken up by the provision of roads and streets. If
fire life safety issues are addressed by the road design and on-street parking is available
proportionate to the surrounding uses, narrower public streets or private streets can reduce
impervious surface, allow more units to be built, and improve the built environment for residents,
especially pedestrians.
For example, Sumner does not currently have a road standard for private access drives. While
private streets are allowed for up to 2 lots according to the City’s Development Specifications,
some of the housing options discussed in the Housing Action Plan could also benefit from the
ability to provide access via a private access drive less than 150 feet in length that complies with
fire code. For example, townhouse developments on small footprints can provide units and offstreet parking, but especially in infill situations, providing public street access to those units may
impact the viability of the project. The City could consider allowing private access drives 20 feet
in width, potentially with a pedestrian facility, less than 150 feet in length to serve townhouses,
cottage housing, or other “missing middle” housing options. Additionally, the City could change
its road standards to allow shared private drives for up to 4, 6, or more lots.
The City already offers a narrower street if there is an alley in the subdivision. This narrower street
could be used in conjunction with other code-based housing incentives (i.e., a development
with at least 20 percent of its units priced affordable to 80 percent of the median income can
use a narrower street design). The City could also consider eliminating the alley requirement if
homes feature garages and driveways to avoid over-providing parking in new subdivisions.
The City allows hammerhead designs for turnarounds in some situations. Currently the design
specifications allow only cul de sac street ends with a minimum right of way diameter of 110
feet. Clarifying this in the development standards and/or code could save significant space, in
some cases enough for additional units.
The following are a few of the jurisdictions who have adopted similar private access drive and/or
reduced width roadway designs: Snohomish County (private access drives)• Marysville (reduced
width roadway) • Woodinville (hammerhead turnarounds)
Advantages
•
•
•

Revising engineering standards could
be less politically complex
Provides design flexibility without
adding layers of complexity to code
Narrower streets/roads that create less
impervious surfaces and are better for
the environment

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

Disadvantages
•
•
•

Does not guarantee increased
affordability of housing
Need to have buy-in from fire
department on fire life safety issues
Need to sell public works on benefits of
narrower street
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CREATE PROPERTY MAINTENANCE INCENTIVE PROGRAM
Incentives promoting rental housing maintenance helps to keep housing in good repair, can
have a stabilizing effect on the broader community, and can prevent displacement. There is a
wide range of potential actions, on a spectrum from regulatory measures to community
outreach and incentive funding, that the City can consider:
Sumner could collect key data to create a housing preservation inventory. This could help
prevent the loss of “at-risk” properties and set up the City to purchase targeted properties when
the owners are ready to sell or to offer low-cost rehabilitation loans and financing of repairs in
exchange for affordability covenants.
Sumner could increase investments to purchase and preserve affordable properties particularly
at risk of displacement. This could also involve partnership opportunities with nonprofit
organizations and housing agencies. Of particular interest to the City could be rent-restricted
units that are nearing the end of their affordable term.
Sumner could reach out to local housing providers to support the rehabilitation of regulated
affordable properties with large capital needs or failed inspections. This could also involve
partnering with Bonney Lake and/or a nonprofit to create a rehabilitation, repair, and
weatherization program.
The City could also consider setting up a volunteer committee of business owners, landlords, and
residents to do community outreach and promote contests; waiving or reducing applicable city
permit fees for building improvements that address identified capital needs or inspection failures
for affordable housing; and establishing a dedicated pot of money (perhaps sourced from a
percentage of code violation fines) to help landlords abate potential maintenance-related
code violations before they are reported.
Examples of cities that have pursued this approach include: Tukwila • Tacoma • Burien • Kent

Advantages
•
•

•
•
•

Improves quality of life for people living
in rehabilitated units
Providing volunteer opportunities and
financial incentives would build
goodwill
Reduces displacement
Can improve the stability of
neighborhoods
Renovating existing stock would be
more cost-effective than building new
affordable housing
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Disadvantages
•
•

•

•

Some of these require lots of staff time
and resources
Some items would require funding,
grants, and partner support, increasing
complexity
Not guaranteed to increase the
housing supply or add to total
affordable units
Abatement program dollars would
require yearly general fund funding
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Bonney Lake and Sumner Housing
Needs Assessment Results
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What is a Housing Needs Assessment?
A Housing Needs Assessment (HNA) Studies:
1. INVENTORY OF EXISTING CONDITIONS:
Assess community, workforce, housing
affordability, and housing production
trends to determine unmet needs.
2. HOUSING DEMAND:
Forecast housing demand into the
future, typically for the next 20 years.
3. IDENTIFY HOUSING NEEDS AND GAPS:
Combine underproduction + demand > Housing Needs and gaps.

Existing Housing
Inventory - Housing
Underproduction

Future Housing
Demand

DEFINING
HOUSING NEEDS
Identify Gaps in
Housing

Account for Housing
Market Dynamics

Informs Housing Action Plan
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Bonney Lake population doubled since 2000
Bonney Lake’s total population more than doubled since 2000 - increased from 9,687 in 2000 to
an estimated 20,313 persons in 2014-18. Most age groups doubled in size. The 65+ age group
quadrupled and the 45-64 age group more than doubled. Bonney Lake currently has double the
population in comparison to Sumner.
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years between 2000 and 2014-18.
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Sources: U.S. Census Bureau, 2000 Decennial Census and 2014-2018 ACS 5-year Estimates.

Sumner population grew modestly since 2000
Sumner’s total population increased modestly since 2000. Increased from 8,504 in 2000 to an
estimated 9,898 persons in 2014-18 (16% rate of change). The 45-64 age group increased the
most by around 38%.
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Sources: U.S. Census Bureau, 2000 Decennial Census and 2014-2018 ACS 5-year Estimates.

Bonney Lake population diversity trends
Bonney Lake has become more diverse since 2000.
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Sumner population diversity trends
Sumner has become more diverse since 2000.
Share of Non-White Population

Share of Hispanic/Latino Population
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Sources: U.S. Census Bureau, 2000 Decennial Census, Table P008; Table DP05, 2014-18 ACS 5-year Estimates.

Pierce County

2014-2018

Race/Ethnicity
2014-2018
White
Asian
Black or African American
Some Other Race Alone
Two or More Races
Hispanic or Latino, Any Race
Total

Sumner
80%
1%
1%
2%
7%
9%
100%
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Bonney Lake: Larger share of high-income households
Bonney Lake has the highest share of $100K-$149.9K households relative to Sumner
and Pierce County. Incomes above $100k tend to own versus rent.
Percentage of Homeowners by Income
Category, Every Geography, 2014-18
$150K +

18%

11%
13%

$100K - $149.9K

Income Compared to Tenure, Bonney Lake, 2014-18
$150K +

25%

14%

21%

7%

$100K - $149.9K

17%
17%
15%
15%
18%

$75K - $99.9K
$50K - $74.9K

14%

$25K - $49.9K

18%

10%

Bonney Lake

11%

$25K - $49.9K

15%
Sumner

20%

$91,368

25%

Pierce County

Median Household Income (2018):

6%

< $25K

15%

5%

24%

24%

20%

8%

0%

17%

$50K - $74.9K

22%

< $25K

Up from the $92,851
household income in
17%
17% 2011).
2007-2011 (ARCH,

$75K - $99.9K

21%
20%

28%

13%

30%

0%

5%

14%
10%

15%

Owner

20%

25%

30%

Renter

Down from the 6% poverty rate in 20072011 (ARCH, 2011)

Persons in Poverty:

6.9%
*Lower than Pierce County: 8.5%

2000 Median income was $60,282 which is a 52% change from 2000 to 2014-18
Sources: U.S. Census Bureau, 2014-2018 ACS 5-Year Estimates. Median household income and poverty rate: U.S. Census Bureau, 2000 and 2014-2018 ACS 5-Year Estimates. Tenure by
Household Income in the Past 12 Months (2018 Inflation-Adjusted Dollars) .
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Sumner: Larger Share of Moderate to Lower Incomes
Sumner has the highest share of incomes below $75k relative to Bonney Lake and
Pierce County. Incomes above $75k tend to own versus rent.
Percentage of Homeowners by Income Category,
2014-18
$150K +

18%

11%
13%

$100K - $149.9K

Income Compared to Tenure, Sumner, 2014-18

Up from the $92,851 household income in
16%
2007-2011 (ARCH, 2011).

13%

16%

$50K - $74.9K

22%

10%

$25K - $49.9K

33%

18%

18%
18%

< $25K

15%

0%

5%

10%

Bonney Lake

27%

20%

8%

< $25K

5%

$75K - $99.9K

21%
20%

14%

$25K - $49.9K

23%

$100K - $149.9K

17%
17%
15%
15%
18%

$50K - $74.9K

4%

25%

14%

$75K - $99.9K

17%

$150K +

15%
Sumner

20%

Pierce County

Median Household Income (2018):

$59,846

25%

30%

0%

5%

10%

15%
Owner

20%

25%

30%

35%

Renter

Persons in Poverty:

13.0%
*Higher than Pierce County: 8.5%

2000 Median income was $38,598 which is a 55% change from 2000 to 2014-18
Sources: U.S. Census Bureau, 2014-2018 ACS 5-Year Estimates. Median household income and poverty rate: U.S. Census Bureau, 2000 and 2014-2018 ACS 5-Year Estimates. Tenure by
Household Income in the Past 12 Months (2018 Inflation-Adjusted Dollars) .
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40%

Bonney Lake larger 3+ household size
Bonney Lake has the highest share of 3+ persons households relative to
Sumner and Pierce County.

Geography
Bonney Lake
Sumner
Pierce County

1-Person
Households
16%
33%
26%

2-Person
Households
35%
28%
34%

3-Person
Households
21%
17%
17%

4-Person
5-or-More Person
Households
Households
16%
12%
16%
5%
13%
10%

AVERAGE NUMBER OF
PEOPLE PER
HOUSEHOLD 2014-18
2.91

BONNEY LAKE

2.63

49% OF BONNEY
LAKE
HOUSEHOLDS HAVE
3+ PERSONS

UNITED STATES

Note: A household includes all the people who occupy a housing unit – or housing with separate living space with direct access
from the outside or through a common hall. A household includes the related family members and all the unrelated people who
share the housing unit. A person living alone in a housing unit, or a group of unrelated people sharing a housing unit are
counted as a household (US Census, 2020).
Sources: U.S. Census Bureau, Table S2501, 2014-2018 ACS 5-Year Estimates; Definition Source: U.S. Census Bureau, Subject Definitions. https://www.census.gov/programssurveys/cps/technical-documentation/subject-definitions.html
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Sumner smaller 1-2 person household size
Sumner has the highest share of 1 and 2-person households relative to Bonney
Lake and Pierce County.

Geography
Bonney Lake
Sumner
Pierce County

1-Person
Households
16%
33%
26%

2-Person
Households
35%
28%
34%

3-Person
Households
21%
17%
17%

4-Person
5-or-More Person
Households
Households
16%
12%
16%
5%
13%
10%

AVERAGE NUMBER OF
PEOPLE PER
HOUSEHOLD 2014-18
2.41

SUMNER

2.63

UNITED STATES

OR
62% OF SUMNER
HOUSEHOLDS HAVE
1 OR 2 PERSONS

Note: A household includes all the people who occupy a housing unit – or housing with separate living space with direct access
from the outside or through a common hall. A household includes the related family members and all the unrelated people who
share the housing unit. A person living alone in a housing unit, or a group of unrelated people sharing a housing unit are
counted as a household (US Census, 2020).
Sources: U.S. Census Bureau, Table S2501, 2014-2018 ACS 5-Year Estimates; Definition Source: U.S. Census Bureau, Subject Definitions. https://www.census.gov/programssurveys/cps/technical-documentation/subject-definitions.html
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Household composition
Bonney Lake has a larger share of families with or without children in comparison to
Sumner and Pierce County. Sumner has greater percent of non-family households.
Bonney Lake, Sumner, and Pierce County Household Composition, 2014-18

Bonney Lake

37%

Sumner

29%

Pierce County

30%

0%

10%

40%

29%

42%

37%

20%
Families

30%

40%

Note: A family household is
one in which the residents
are related to at least one
other person in the
household by birth, marriage,
or adoption. Non-family
households include young
people living alone,
unmarried couples, and
unrelated house mates.

23%

50%

Families without Children

33%

60%

70%

80%

90%

100%

Non-Family

Bar Chart: U.S. Census Bureau, Table DP02, ACS 5-Year Estimates 2014-2018; Definition Source: U.S. Census Bureau, Subject Definitions. https://www.census.gov/programssurveys/cps/technical-documentation/subject-definitions.html
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Household tenure
Bonney Lake and Pierce County have highest share of owner-occupied
households.
Share of Households by Tenure, for 2014-2018

Bonney Lake

81%

Sumner

19%

51%

Pierce County

49%

62%

0%

20%

38%

40%
Owner-Occupied

60%

80%

100%

Renter-Occupied

Bar Chart: U.S. Census Bureau, Table DP02, ACS 5-Year Estimates 2014-2018; Definition Source: U.S. Census Bureau, Subject Definitions. https://www.census.gov/programssurveys/cps/technical-documentation/subject-definitions.html
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Bonney Lake job sector growth compared to salary
High wage sector more diversified and growing than low wage sector
2018 Average Salary and Changes in Job Growth

Higher wages, High job growth

Bonney Lake
has 24% of the
jobs or 5,096
jobs (2018) in
the Bonney
Lake-Sumner
area

Lower wages, High job growth
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Sources: PSRC for Employees, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations. Source for 2018 mean or average annual salary for Pierce County: Employment Security
Department: https://esd.wa.gov/labormarketinfo/county-profiles/pierce#wages.

Bonney Lake job sector detail

BONNEY LAKE INDUSTRY

TOTAL
EMPLOYEES
(2018)

EMPLOYEES %
OF TOTAL

JOBS %
CHANGE 20012018

CHANGE 20012018

AVERAGE
EARNINGS
(SALARY) 2018

SALARY %
CHANGE 20102018

JOBS IN 45MIN
DRIVESHED

JOBS IN 45MIN TRANSIT
SHED

Agriculture, Forestry, Fishing and Hunting (11)

0

0.0%

0

0%

$32,692

-

1,069

-

Mining, Quarrying, and Oil and Gas Extraction (21)

0

0.0%

0

0%

-

-

332

-

0

0.0%

0

0%

$105,110

4.2%

1,299

-

325

6.4%

221

213%

$62,378

10.1%

40,542

78

Manufacturing (31-33)

12

0.2%

-143

-92%

$70,917

-0.9%

62,599

261

Wholesale Trade (42)

72

1.4%

61

555%

$60,078

36.6%

37,401

51

1,397

27.4%

806

136%

$42,202

0.8%

73,123

286

80

1.6%

64

400%

$54,643

4.4%

42,529

7

Utilities (22)
Construction (23)

Retail Trade (44-45)
Transportation and Warehousing (48-49)
Information (51)
Finance and Insurance (52)
Real Estate and Rental and Leasing (53)
Professional, Scientific, and Technical Services
(54)
Management of Companies and Enterprises (55)
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0.3%

-24

-62%

$78,750

-10.9%

6,046

51

112

2.2%

60

115%

$64,969

25.8%

13,286

67

51

1.0%

11

28%

$64,167

-3.0%

10,106

10

72

1.4%

48

200%

$83,393

89.6%

17,462

32

12

0.2%

12

1200%

-

-

5,773

-

Administrative and Support and Waste (56)

123

2.4%

98

392%

$58,949

36.7%

33,152

239

Educational Services (61)

527

10.3%

378

254%

$58,664

21.3%

45,074

495

Health Care and Social Assistance (62)

655

12.9%

568

653%

$53,692

36.6%

73,411

342

Arts, Entertainment, and Recreation (71)

5

0.1%

-6

-55%

$38,750

-23.7%

11,115

22

Accommodation and Food Services (72)

1,057

20.7%

449

74%

$27,059

-0.9%

45,022

206

Other Services [except Public Administration] (81)

330

6.5%

211

177%

$44,535

6.0%

17,246

66

Public Administration (92)

251

4.9%

106

73%

$76,141

14.4%

19,540

416

5,096

100%

556,127

2,629

Total

Sources: PSRC for Employees, 2018, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations.

18

Sumner job sector growth compared to salary
Manufacturing & Trans/Warehouse industry concentrated, trans has high wage growth; however most
salaries are below $70k. Low wage sectors $50k or less more diversified and growing
2018 Average Salary and Changes in Job Growth

Higher wages, High job growth

Sumner is the
employment
hub in the
Bonney LakeSumner area
with 76% of the
jobs or 16,065
jobs (2018)

Lower wages, High job growth

Sources: PSRC for Employees, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations.
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Sumner job sector detail

SUMNER INDUSTRY
Agriculture, Forestry, Fishing and Hunting (11)
Mining, Quarrying, and Oil and Gas Extraction (21)
Utilities (22)
Construction (23)
Manufacturing (31-33)
Wholesale Trade (42)
Retail Trade (44-45)
Transportation and Warehousing (48-49)
Information (51)
Finance and Insurance (52)
Real Estate and Rental and Leasing (53)
Professional, Scientific, and Technical Services (54)
Management of Companies and Enterprises (55)
Administrative and Support and Waste (56)
Educational Services (61)
Health Care and Social Assistance (62)
Arts, Entertainment, and Recreation (71)
Accommodation and Food Services (72)
Other Services [except Public Administration] (81)
Public Administration (92)

Total

TOTAL
EMPLOYEES
(2018)

6
0
0
2,629
2,859
1,916
1,513
4,225
0
90
194
295
14
109
645
379
8
712
269
202
16,065

CHANGE IN
EMPLOYEES JOBS FROM
% OF TOTAL 2001-2018
0.04%
-8
0.00%
-5
0.00%
-39
16.36%
1725
17.80%
2199
11.93%
9.42%
498
26.30%
3781
0.00%
-163
0.56%
11
1.21%
151
1.84%
93
0.09%
-18
0.68%
23
4.01%
78
2.36%
57
0.05%
8
4.43%
471
1.67%
157
1.26%
-14
100.00%

JOBS %
CHANGE
2001-2018
-57.1%
-100.0%
-100.0%
190.8%
333.2%
487.7%
49.1%
851.6%
-100.0%
13.9%
351.2%
46.0%
-56.3%
26.7%
13.8%
17.7%
800.0%
195.4%
140.2%
-6.5%

AVERAGE
EARNINGS
(SALARY) 2018
NA
NA
$107,153
$37,199
$67,578
$36,786
$36,671
$51,875
$73,188
$56,146
$54,722
$50,238
NA
$41,316
$79,821
$35,673
NA
$20,875
$36,000
$83,382

SALARY % JOBS IN 45CHANGE
MIN DRIVE
2010-2018
SHED
NA
1,282
NA
448
NA
2,213
-5.8%
52,792
33.8%
81,300
-22.5%
47,665
-20.6%
89,427
75.4%
51,767
42.0%
17,190
130.9%
19,888
-1.7%
13,498
-18.7%
33,306
NA
11,159
34.4%
46,403
86.4%
52,327
-20.1%
88,951
NA
13,235
-12.1%
54,409
-13.6%
22,231
46.7%
23,463
722,954

JOBS IN 45MIN TRANSIT
SHED
32
0
42
1,290
2,964
1,798
3,289
816
245
662
293
678
676
1,798
4,251
2,462
392
2,390
621
1,509
26,209

Sources: PSRC for Employees, 2018, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations.
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Jobs-to-housing ratio
Sumner’s ratio climbed to 3 jobs for every housing unit while Bonney Lake’s ratio has remained
below 2 since 2000. Sumner’s larger employment base compliments Bonney Lake’s smaller
employment base. The combined Bonney Lake-Sumner ratio has mostly remained lower than 1.7
at a more balanced level.

21
Sources: PSRC for Employees, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations.

Access to employment
The map shows isochrones or
travel sheds for those traveling via
public transit (orange) and
automobiles (blue). ESRI Services
created drive-time isochrones by
simulating traffic conditions typical
during a weekday morning
(specifically Wednesday at 8:00
AM). The transit travel sheds
originated from every transit stop
within the City of Bonney Lake and
Sumner while the driving travel
sheds originated from the center of
all block groups in the cities
(similar in size to neighborhoods).

Sources: PSRC - Employees numbers and ECONorthwest Calculations.
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Bonney Lake/Sumner Access to employment detail
•
•

The largest share of jobs within 45 min. driving distance are healthcare/social assistance
(13%), retail trade (13%), and manufacturing (11%). Total of 615,570 jobs in driveshed, a
number much higher than available via transit.
Most jobs within 45 minutes via transit: educational services (31.5%) & retail trade (13%).
Total of 22,342 jobs in transit shed.

INDUSTRY

TOTAL
EMPLOYEES
(2018)

EMPLOYEES %
OF TOTAL

CHANGE
2001-2018

JOBS %
CHANGE 20012018

AVERAGE
EARNINGS
(SALARY) 2018

SALARY %
CHANGE
2010-2018

JOBS IN
45-MIN
DRIVESHED

% OF TOTAL
JOBS IN 45MIN
DRIVESHED

JOBS IN
45-MIN
TRANSIT
SHED

% OF TOTAL
JOBS IN 45MIN TRANSIT
SHED

Agriculture, Forestry, Fishing and Hunting (11)

6

0.0%

-8

-57%

$32,692

(0)

1,145

0%

27

0%

Mining, Quarrying, and Oil and Gas Extraction (21)

0

0.0%

-5

-100%

NA

NA

373

0%

-

0%

Utilities (22)

0

0.0%

-39

-100%

$106,132

5.2%

1,624

0%

35

0%

Construction (23)

2,954

14.0%

1946

193%

$49,789

3.6%

44,907

7%

1,091

5%

Manufacturing (31-33)

2,871

13.6%

2056

252%

$69,248

13.5%

69,262

11%

2,520

11%

Wholesale Trade (42)

1,988

9.4%

1651

490%

$48,432

5.9%

41,059

7%

1,512

7%

Retail Trade (44-45)

2,910

13.8%

1304

81%

$39,437

-10.4%

78,933

13%

2,796

13%

Transportation and Warehousing (48-49)

4,305

20.3%

3845

836%

$53,259

30.0%

45,821

7%

684

3%

Information (51)

15

0.1%

-187

-93%

$75,969

8.6%

10,017

2%

213

1%

Finance and Insurance (52)

202

1.0%

71

54%

$60,558

59.4%

15,638

3%

565

3%

Real Estate and Rental and Leasing (53)

245

1.2%

162

195%

$59,445

-2.4%

11,314

2%

247

1%

Professional, Scientific, and Technical Services (54)

367

1.7%

141

62%

$66,816

26.3%

23,107

4%

572

3%

Management of Companies and Enterprises (55)

26

0.1%

-6

-19%

NA

NA

7,692

1%

565

3%

232

1.1%

121

109%

$50,133

35.8%

37,873

6%

1,542

7%

Educational Services (61)

1,172

5.5%

456

64%

$69,243

51.9%

47,658

8%

3,635

16%

Health Care and Social Assistance (62)

1,034

4.9%

625

153%

$44,683

6.5%

78,948

13%

2,114

9%

Arts, Entertainment, and Recreation (71)

13

0.1%

2

18%

$38,750

-23.7%

11,870

2%

332

1%

Accommodation and Food Services (72)

1,769

8.4%

920

108%

$23,967

-6.1%

48,367

8%

2,032

9%

Other Services [except Public Administration] (81)

599

2.8%

368

159%

$40,268

-3.8%

19,022

3%

530

2%

Public Administration (92)

453

2.1%

92

25%

$79,762

29.3%

20,938

3%

1,330

6%

21,161

100%

615,570

100%

22,342

100%

Administrative and Support and Waste (56)

Total

Sources: PSRC for Employees, 2018, ACS 5 Year Estimates (2014-18 for Wage), and ECONorthwest Calculations.
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Very few people live and work in Bonney Lake
•
•
•

Only 3% of Bonney Lake residents live and work in Bonney Lake
Majority (52%) of Bonney Lake residents commute to King County cities
About 7% of Bonney Lake residents work in Sumner

Commute Flows of Residents, Bonney Lake and Comparison Cities
Seattle

64%

Tacoma

36%

29%

71%

Kent

16%

84%

Auburn

15%

85%

Renton

12%

88%

Federal Way

11%

89%

Sumner

10%

90%

Bonney Lake 3%
0%

97%

20%

40%

Living and working in the city

60%

80%

100%

Living in the city, working outside

Counties Where Bonney Lake Residents Work
King
Pierce
All other counties
Snohomish
Thurston
Spokane
Kitsap
Clark
Yakima

52%
37%
3%
3%
2%
1%
1%
1%
0%

0%

Source: Longitudinal Employer-Household Dynamics, US Census, 2018

20%

40%

60%
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Sumner has slightly fewer people commuting
•
•

Only 10% of Sumner residents live and work in Sumner
Majority (46%) of Sumner residents commute to King County cities

Commute Flows of Residents, Sumner and Comparison Cities
Seattle

64%

Tacoma

36%

29%

71%

Kent

16%

84%

Auburn

15%

85%

Renton

12%

88%

Federal Way

11%

89%

Sumner

10%

90%

Bonney Lake 3%
0%

97%

20%

Living and working in the city

40%

60%

80%

100%

Living in the city, working outside

Where Sumner Residents Work

King
Pierce
All other counties
Snohomish
Thurston
Kitsap
Spokane
Clark
Lewis

46%
42%
4%
4%
2%
1%
1%
1%
0%

0%

20%

40%

60%

Possible Reasons: Transient community,
many jobs within a 45- minute drive
25
Source: Longitudinal Employer-Household Dynamics, US Census, 2018
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Age of housing
•

Almost half of Bonney Lake’s
housing is newer construction, built
after 2000. One-third was built
between 1980-99.

•

Sumner has older housing compared
to Bonney Lake, with over onequarter built before 1960 and 2131% of the construction spread out
in later periods.

22%
22%

2000 or Later

44%
32%
31%
31%

1980 - 1999

1960 - 1979

21%
21%
21%

Before 1960

4%
0%

10%

20%

Pierce County

Map Source: Pierce County Assessor’s Department, 2019. Table Source: 2014-2018 ACS 5-year Estimates

25%

26%
30%

Sumner

40%
Bonney Lake
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50%

Housing types built by decade
• Bonney Lake Housing Stock: Mostly single family, greater overall amount
• Sumner: Greater mix of housing types but less overall housing units
Units Built by Decade

Counts
Year Built
Before 1960
1960 - 1979
1980 - 1999
2000 or Later
Total

Bonney Lake
275
1,507
2,257
3,198
7,237

Sumner
1,119
897
1,352
950
4,318

Pierce County
72,581
85,989
108,944
75,546
343,060

Source: ACS 5-Year Estimates, 2014-2018, Table B25034: Year Structure Built; Chart Source: Pierce County, 2019
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Housing type and age
•
•

Overall 75% of Bonney Lake’s housing built after 1980 and 78% of Sumner’s built before 1999.
Bonney Lake’s multifamily and single family attached development is newer, primarily built during
the last two decades while Sumner’s single family attached is older, primarily built before 1990.

Single Family
Multifamily
(5+ Units)
Mobile/
Manufactured
Home
Single Family
Attached
Source: Pierce County Assessor’s Department, 2019.

Percentages
Year Built
Before 1960
1960 - 1979
1980 - 1999
2000 or Later
Total

Bonney Lake
4%
21%
31%
44%
100%

Sumner
26%
21%
31%
22%
100%

Pierce County
21%
25%
32%
22%
100%
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Bonney Lake mix of housing: Mostly single family detached
Prevalent Housing Types
Single Family Detached

84%

Manufactured/ Multifamily Single Family
Mobile Home
Attached

7%

4%
5%

•
•
Source: Pierce County Assessor’s Department, 2019.

Larger multifamily near SR 410
Single family attached located on Inlet
Island and near Church Lake Rd E and
Bonney Lake Boulevard
30

Sumner: More diverse mix of housing
Prevalent Housing Types
Single Family

67%

Multifamily

Single Family
Attached

15%

Mobile Home/
Manufactured

9%
9%
Multifamily and single family attached
primarily extends linearly east from SR 167
and near Main Street and SR 410
31
Source: Pierce County Assessor’s Department, 2019.

Mix of housing detail
City of Bonney Lake
Attached Single Family
Mobile Home
Single-Family
Multifamily (5+ Units)
Total

Bonney Lake
Annexation Areas
Mobile Home
Single-Family
Total

Percent of Total
4%
7%
84%
5%
100%

Percent of
Total
14%
86%

Source: Pierce County Assessor’s Department, 2019.

Count
96
591
687

Count
258
437
5,385
311
6,391

City of Sumner
Attached Single Family
Mobile Home
Single-Family
Multifamily (5+ Units)
Total

Sumner Annexation Areas
Attached Single Family
Mobile Home
Single-Family
Total

Percent of Total
15%
9%
67%
9%
100%

Count
401
257
1,845
254
2,757

Percent of Total
2%
20%
78%
100%

Count
7
80
313
400
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Missing middle housing
Middle Housing: Primarily single-family attached housing with two or more units or other housing
bridging a gap between single family and more intense multifamily. Demand is expected to
increase for this type of housing mostly due to aging baby boomers, young households forming,
and the growing workforce.

Middle Housing

Townhomes

Duplexes

Quad-plex

Missing Middle Graphic Source: Opticos Design, https://missingmiddlehousing.com/

Rowhouses
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Housing needs change by life stage
Effect of Demographic Changes on Housing Need
As people go through
different life stages their
needs for household size
tends to change.

•
•

•

Homeownership rates
increase as income
and age increases.
Renters are much
more likely to choose
multifamily housing
than single- family
housing.
Income is a strong
determinant of
homeownership and
housing-type choice
for all age categories.
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Source: ECONorthwest, adapted from Clark, William A.V. and Frans M. Dieleman. 1996. Households and Housing. New Brunswick, NJ: Center for Urban Policy Research.

Housing production over last decade: Bonney Lake producing more
• Bonney Lake estimated average is 126 new housing units per year. Since
2010, 20% multifamily, rest (80%) single family.
• Sumner is slower growing adding around 41 new housing units per year.
Since 2010, half of the new housing is multifamily and single family.

Estimated New Housing Units Added from 2008 - 2019

Area
Bonney Lake
Sumner

Average Units
Built Per Year
126
41

Total Built
Since 2008
1,392
497

35
Source: Washington Office of Financial Management, 2019. *Annexations are not accounted for and could increase the number of units built.

Housing targets
Bonney Lake:

Sumner:

• 2008-2030 Target: 8,604 total
housing units, add 2,776 new units

• 2008-2030 Target: 5,743 total
housing units, add 1,770 new units

As of 2019: Added 1,392 new
housing units, 50% of the way

As of 2019: Added 497 new
housing units, 28% to target

Need 1,384 more units so need to
keep building around 138 housing
units per year for the next ten years

Need 1,273 more units so need to
increase to 127 new units per year
for the next ten years

59%
Bonney Lake Comprehensive Plan Housing
Target for 2035: Accommodate 3,470
housing units by 2035

*Targets expected to be updated in 2021.

Source: Bonney Lake 2035: People, Planet, Prosperity, Adopted: June 30, 2015 – Ordinance 1522; and Appendix A Adopted 2030
Population/Housing/Employment for Pierce County and its Cities and Towns, Ordinance No. 2017-24s.
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Bonney Lake senior/assisted living housing: Mostly adult family homes
Bonney Lake Senior Housing

Despite Bonney Lake’s larger
population, there are fewer
Senior housing units (111)
compared to Sumner.

5

65th St E
2

8

7

Bonney Lake Blvd

Bonney Lake’s facilities are
mostly adult family homes –
they provide fewer units in
comparison to Sumner’s
facilities.

Locust Ave

Myers Rd E

4

3

410

6

An
ge
lin
e

Rd
E

1

410

Data Source: Department of Social and Health Services

Legend

!
!
0

O

City Limits
Assisted Living
Adult Family Home
0.5

1

Mi.

1
2
3
4
5
6
7
8

Name
Cedar Ridge
Absolutely Fabulous Care
Bonney Lake AFH
Bonney Comfort Care
Mainspring
Pacific Northwest AFH
Serenity View
The Whispering Rose

Type
Assisted Living
Adult Family Home
Adult Family Home
Adult Family Home
Adult Family Home
Adult Family Home
Adult Family Home
Adult Family Home
Total

Units
70
6
6
6
6
6
5
6
111

Types of Disabilities, Bonney Lake
• Independent living difficulty, 5.7%
• Ambulatory difficulty, 5.2%
• Cognitive difficulty, 4.3%
• Hearing difficulty, 3.5%
• Vision difficulty, 2.1%
• Self-care difficulty, 2.0%
Total, 9.9% persons
Source: U.S. Census Bureau, 2014-2018 ACS

*The map includes all facilities, some of which might
only accept seniors and others which accept a broader
range of differently aged persons.
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Sumner has more senior/assisted living housing
Sumner Senior Housing

2
3
4

5

6

7

9

East V
alle

167

142nd Ave

West Valle
y Hw

y

y Hwy

8

Name

Units

Franklin Place

Type
Assisted
Living
Assisted
Memory Haven
Living
Assisted
Stafford Suites
Living
Adult
Mountain View
Family
Home
Adult
Passionate
Family
House
Home
Sumner
Adult
Comfort
Family
Keepers
Home
Adult
Sumner Cottage Family
Home
Kincaid Court
Senior
Apartments
Living
Sumner
Senior
Commons
Living
Total

51

SUMNER TAPPS HWY E

1

26
77
6

Sumner has more than
double the number of Senior
or assisted living units (251)
compared to Bonney Lake.

6

6

6
39
34
251

Data Source: Department of Social and Health Services

Sumner has larger facilities.
There are more assisted
living and senior living
facilities in comparison to
Bonney Lake.

Puyallup St

2
er
mn
Su

1

s
pp
Ta

6
Main St

3

y

7

Hw

5

98
4

410

Legend
!

!
!

Assisted Living
Adult Family Home
Senior Living
City Limits

0

0.5

O
1
Mi.

*The map includes all facilities, some of which
might only accept seniors and others which accept
a broader range of differently aged persons.
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Definitions
§

Nursing homes provide 24-hour supervised nursing care, personal care,
therapy, nutrition management, organized activities, social services, room,
board and laundry.

§

The assisted living facility (ALF) provides room and board and help with
activities of daily living. Some ALFs provide limited nursing services; others may
specialize in serving people with mental health problems, developmental
disabilities, or dementia (Alzheimer's disease). RCW 18-20-020(2). Some
Assisted Living Facilities provide Assisted Living through a contract with the
Department of Social and Health Services. Specific services are provided in a
contracted assisted living facility.

§

Adult family homes are regular neighborhood homes where staff assumes
responsibility for the safety and well-being of an adult. A room, meals, laundry,
supervision and varying levels of assistance with care are provided. Some
provide occasional nursing care and/or specialized care for people with mental
health issues, developmental disabilities or dementia. The home can have two
to six residents and is licensed by the state.

Source: Department of Health and Human Services
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Median housing sales prices increased

For Sale

Median Sales Price
Bonney Lake

Sumner

Bonney Lake
$255,224

$395,301

2000

2019

55% Change
Sumner

Annexation/Urban Growth Areas
Annexation Areas Median Sale Price 2000 Median Sale Price 2019 Percent Change
Bonney Lake
$241,716
$348,485
44%
Sumner
$350,195
$474,495
35%
Sources: Pierce County Assessments Department, 2020. Note: All values are in 2019 inflation-adjusted dollars.

$235,820

$398,989

2000

2019

69% Change
*The source for the above figures is the Pierce
County assessor. Zillow shows an increase to
$441,300 for Bonney Lake (73% change) and
$419,900 for Sumner (78% change) in 2020
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Rental cost trends
Bonney Lake, Sumner, and Pierce County’s average apartment prices have
mostly remained above 100% of the Median Family Income (MFI or AMI).
$1,600

2-Bedroom Apartment Rent and Affordability (Adjusted for Inflation)

$1,400

Average Monthly Rent

$1,200

Bonney Lake
Average Rent in
2019:

$1,327

$1,000
$800

Sumner Average
Rent in 2019:

$600
$400

$1,305

$200

20
00
20
01
20
02
20
03
20
04
20
05
20
06
20
07
20
08
20
09
20
10
20
11
20
12
20
13
20
14
20
15
20
16
20
17
20
18
20
19

$0

100% MFI

80% MFI

50% MFI

Bonney Lake

Sumner

Pierce County

*Pierce County Average
Rent in 2019: $1,350

30% MFI

Source: CoStar (MF historical rent data) and HUD (MF 2-Bed affordability data). Notes: Two-bedroom affordable rents are fair market rents (FMRs)
reported by HUD. These are on a fiscal year basis. Notes: 0-30% is very low income, 30-50% is low income, and 50-80% is moderate income.
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Standard Vacancy rate for 2-bedroom apartment
2-bedroom apartment rental vacancy rate for both Bonney Lake and Sumner
has gradually decreased since 2000 and has remained below 6% since 2015.
14%

2-Bedroom Apartment Vacancy Rates
12%

Vacancy Rate

10%

2019 Vacancy Rate
Bonney Lake

5.6%

8%
6%

Sumner

4%

5.7%

2%

20
00
20
01
20
02
20
03
20
04
20
05
20
06
20
07
20
08
20
09
20
10
20
11
20
12
20
13
20
14
20
15
20
16
20
17
20
18
20
19

0%

Bonney Lake

Sumner

Pierce County

• Housing market assessments often use 5% as a standard vacancy rate since it implies a balance between housing supply and
demand.* Average rental housing vacancy rates are 7-8% in the US
• Low vacancy rates may indicate a limited housing supply with inadequate housing production to satisfy demand while in contrast,
higher rates imply an over-supply of housing, reduced desirability of an area, or low demand.
Sources: : CoStar (MF historical rent data) and HUD (MF 2-Bed affordability data). Bottom Table Source: Costar
* Hagen, Daniel A. and Julia L. Hansen. “Rental Housing and the Natural Vacancy Rate.” Journal of Real Estate Research, April 2010. Pages 413-434.
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1. Community Profile
2. Workforce
3. Housing Market

4. Housing Affordability
5. Housing Demand & Gap

ECONorthwest
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Defining affordable housing
•

•

•

The term affordable housing refers to a
household’s ability to find housing within
its financial means. The typical standard
used to determine housing affordability is
that a household should pay no more than
30% of the gross household income for
housing, including payments and interest
or rent, utilities, and insurance.
When examining household income levels,
the Area Median Income (AMI) is a
measure helpful for understanding what
different households can afford to pay for
housing expenses.
This analysis uses the Pierce County (or
Tacoma, WA HUD Metro Fair Market Rent
area) for the 100% AMI which is $87,322
for a family of four (2020).

What is Affordable Housing?

Food

Housing

30%

Everything else
Healthcare
Transportation

A home is affordable when the total housing costs
(rent or home payment/dues + utilities) do not
exceed 30% of the gross household income.

Cost Burden: HUD guidelines indicate that a household
is cost burdened when they pay more than 30% of their
gross household income for housing and severely cost
burdened when they pay more than 50% of their gross
household income for housing (rent or mortgage, plus
utilities).

Source: The Department of Housing and Urban Development (HUD) sets income limits that determine eligibility for supported housing programs such as
Section 8 Housing Choice Vouchers. HUD develops income limits based on Median Family Income (MFI) or AMI estimates and Fair Market Rent area
definitions. https://www.huduser.gov/portal/datasets/il.html
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Household incomes compared to AMI
Bonney Lake has a greater share of incomes over 80% AMI while Sumner has
a greater share of incomes less than 80% of the Area Median Income.
Income Categories Key:

Share of Household Incomes by AMI

•

50.0%
43.7%

45.0%

•

40.0%

•

35.0%
30.1%

30.0%
24.7%
23.6%

25.0%
20.0%

17.8%
15.1%

15.0%
10.0%

18.1%
16.4%

24.8%

19.6%

•
•

16.7%
14.6%14.8%

12.3%

Extremely Low (<30%,
less than $26,197)
Very Low (30-50%,
between $26,197 &
$43,661)
Low Income (50-80%,
between $43,661 &
$69,858)
Moderate Income (80100%, between
$69,858 & $87,322)
Over 100% is over
$87,322

7.7%

5.0%
0.0%
Extremely Low (<30%)

Very Low (30-50)
Bonney Lake

Low Income (50-80%) Moderate Income (80100%)
Sumner

Over 100%

Pierce County

*AMI breakdown are estimates based on income bins from 2014-2018: ACS 5-Year. The household income categories are based on the Bonney Lake
categories. The AMI or Median Family Income (MFI) rates are for Pierce County, 2020 (Tacoma Metro) for a family of four, HUD.
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How financially attainable is the housing in BL & Sumner?
If your household earns:

$26,197
(30% AMI)

$43,661

$69,858

$87,322

$104,786

(50% AMI)

(80% AMI)

(100% AMI)

(120% AMI)
$255,224

Then you can afford:

$2,180

$2,620

Monthly rent

Monthly rent

Monthly rent

or

or

$650

$1,090

$1,750

Monthly rent

Monthly rent
or

or

$306,000$349,000

$79,000
$92,000

$131,000$153,000

$245,000$279,000

Home sales price

Home sales price

Home sales price

Senior
Center Aid
$39,654*

Permit Tech.
$56,735*

Home sales price

Assistant
Engineer
$81,242*

or

$367,000$419,000
Home sales price
Marketing
Analyst
$94,410

•

Bonney Lake/Sumner Average Rent is around $1,300 which means that the rent would be affordable to
households earning incomes at the moderate-income level or higher (80% AMI or higher)

•

Both cities have a median home sale price estimated at around $400,000 – indicating home ownership
is increasingly becoming out of reach especially for those middle income or lower (below 120% AMI)

Sources: Pierce County Assessments Department, 2020, CoStar, Occupational Employment Statistics, 2019, and Tacoma, WA HUD Metro FMR Area for AMI values, 2020 (based on a
family of four). Note: All values are in 2019 inflation-adjusted dollars. *City of Bonney Lake Staff Pay Scale, 2020, mid point of salary range.
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Bonney Lake cost burden by tenure
BONNEY LAKE - RENTER

40%

Cost Burdened

Severely Cost Burdened

35%

28%

18%

30%

BONNEY LAKE - HOMEOWNER
Cost Burdened

Severely Cost Burdened

17%

8%

Cost-Burdened Households
37%

28%

27%

25%
20%

17%

17%

15%

12%

10%
5%
0%
Bonney Lake

Overall CostBurdened in
Bonney Lake:

Renters are
more likely to
be cost
burdened
than owners.

29%
*In comparison, 36% were cost burdened in Pierce
County (2014-18)

Sumner
Owner-Occupied

Pierce County

Renter-Occupied

Severely Cost-Burdened Households
24%

25%
20%

18%

15%
10%

13% 13%
8%

9%

5%
0%
Bonney Lake

Sumner
Pierce County
Owner-Occupied
Renter-Occupied

Source: U.S. Census 2014-2018 ACS 5-Year Estimates. Notes: Cost burdening for owner-occupied households is not terribly common because mortgage lenders
typically ensure that a household can pay its debt obligations before signing off on a loan. However, cost burdening can occur when a household secures a mortgage
and then sees its income decline. Also, it is important to note that households with incomes over 100% of AMI are less burdened overall since their larger income will
go farther to cover non-housing expenses such as transportation, childcare, and food. Cost burden does not consider accumulated wealth and assets.
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Sumner cost burden by tenure
SUMNER - RENTER

40%

Cost Burdened

Severely Cost Burdened

35%

37%

13%

30%

SUMNER - HOMEOWNER
Cost Burdened

Severely Cost Burdened

12%

13%

Cost-Burdened Households
37%

28%

27%

25%
20%

17%

17%

15%

12%

10%
5%
0%
Bonney Lake

Overall CostBurdened in
Sumner:

37%

Overall, 37% of
Sumner residents
are cost burdened.
However, only 13%
of owners and
renters are severely
cost burdened.

*In comparison, 36% were cost burdened in Pierce
County (2014-18)

Sumner
Owner-Occupied

Pierce County

Renter-Occupied

Severely Cost-Burdened Households
24%

25%
20%

18%

15%
10%

13% 13%
8%

9%

5%
0%
Bonney Lake

Sumner
Pierce County
Owner-Occupied
Renter-Occupied

Source: U.S. Census 2014-2018 ACS 5-Year Estimates. Notes: Cost burdening for owner-occupied households is not terribly common because mortgage lenders
typically ensure that a household can pay its debt obligations before signing off on a loan. However, cost burdening can occur when a household secures a mortgage
and then sees its income decline. Also, it is important to note that households with incomes over 100% of AMI are less burdened overall since their larger income will
go farther to cover non-housing expenses such as transportation, childcare, and food. Cost burden does not consider accumulated wealth and assets.
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Cost burden trends associated with age
Renters under 24 and over 65 are more cost burdened.

• Bonney Lake: 84% of 65+ renters are cost burdened.
• Sumner: 85% under 24 renting cost burdened.
Cost Burdened Householders in Bonney Lake
28%

65 Years and Older

20%

38%
45%

15 - 24 Years Old

46%
0%

20%

40%

Owner-Occupied

21%
45%

25%

25 - 34 Years Old

31%

15 - 24 Years Old

76%

35 - 64 Years Old

32%

25 - 34 Years Old

33%

65 Years and Older

84%

35 - 64 Years Old

Cost Burdened Householders in Sumner

60%

80%

Renter-Occupied

Source: CHAS (5 year 2012-2016) and 2014-2018 ACS 5-Year Estimates

100%

31%

0%
85%
0%

20%

40%

Owner-Occupied

60%

80%

Renter-Occupied

100%
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Bonney Lake: Cost burden by income and AMI
•
•

Bonney Lake has a deficit of rental units affordable to incomes at 0-80% HAMFI
Lower income households tend to be more cost burdened

Rental Units Compared to Household Incomes
Unit Occupied by Household Earning…
Unit Rents
“Affordably” at…
0-30%

30-50%
50-80%
80%

0-30% HAMFI
(Very Low
Income)
25.0%

Between 31 to Between 51 to 80%
50% HAMFI (Low
HAMFI (Moderate
Income)
Income)
0.0%
5.6%

0.0%
50.0%
25.0%
100.0%

5.6%
55.6%
38.9%
100.0%

5.6%
61.1%
27.8%
100.0%

Over 80% HAMFI
9.0%

Households Renting Down

1.6%
29.3%
60.1%
100.0%

75% of very-low income renters are cost burdened

Ownership Costs Compared to Household Incomes
Unit Occupied by Household Earning…

Ownership Units
Affordable to...
0-50%
50-80%
80-100%
100%

0-50% HAMFI
23.1%

50-80% HAMFI
15.2%

80-100% HAMFI
14.8%

Over 100% of the
HAMFI
4.2%

9.2%
29.2%
38.5%
100.0%

43.5%
26.1%
15.2%
100.0%

39.9%
8.4%
36.9%
100.0%

15.4%
29.3%
51.0%
100.0%

Blue = in Income
Category
Green = Renting/
Buying Down
Orange = Cost
Burdened

Source: CHAS (5 year 2012-2016). Notes: HAMFI – HUD Area Median Family Income. This is the median family income calculated by HUD for each
jurisdiction, in order to determine Fair Market Rents (FMRs) and income limits for HUD programs.
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Sumner: Cost burden by income and AMI
•
•

Sumner has a deficit of rental units affordable to incomes at the lower end (0-50%)
but the deficit is not as high as Bonney Lake
Sumner has a lower share of housing available at the upper end (80%+ HAMFI) of
affordability in comparison to Bonney Lake.

Rent Costs Compared to Household Incomes
Unit Occupied by Household Earning…
0-30% HAMFI
(Very Low
Income)

Unit Rents
“Affordably” at…

Between 31 to Between 51 to 80%
50% HAMFI (Low
HAMFI (Moderate
Income)
Income)

Blue = in Income
Category
Over 80% HAMFI

0-30%

33.3%

8.7%

3.2%

3.3%

30-50%

16.7%

22.2%

12.9%

13.1%

50-80%

40.7%

46.5%

63.4%

50.3%

80%

9.3%
100.0%

22.6%
100.0%

20.5%
100.0%

33.3%
100.0%

Green = Renting/
Buying Down

Orange = Cost
Burdened

Ownership Cost Bins Compared to Household Incomes
Unit Occupied by Household Earning…

Ownership Units
Affordable to...

Over 100% of the
80-100% HAMFI
HAMFI

0-50% HAMFI

50-80% HAMFI

0-50%

31.3%

5.8%

15.8%

3.3%

50-80%

38.2%

43.5%

63.2%

19.9%

80-100%

9.7%

29.0%

10.5%

30.4%

100%

20.8%
100.0%

21.7%
100.0%

10.5%
100.0%

46.4%
100.0%

Note: Sumner has
more rentals than
BL.

Source: CHAS (5 year 2012-2016). Notes: HAMFI – HUD Area Median Family Income. This is the median family income calculated by HUD for each jurisdiction, in
order to determine Fair Market Rents (FMRs) and income limits for HUD programs.
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Combined: Cost Burden
40%

• Cost Burden: 32% (29% rate
in BL, 37% in S)
• Severely Cost Burden: 11%
(10% rate in BL, 13% in S)

20%

37%

36%

Sumner

Pierce County

29%

0%
Bonney Lake

Cost burdened

Rent Costs Compared to Household Incomes

Unit Occupied by Household Earning…

Area

Bonney Lake and
Sumner Combined

Orange = Cost
Burdened

0-30% HAMFI
(Very Low
Income)

Unit Rents
“Affordably” at…

Between 31 to Between 51 to 80%
50% HAMFI (Low
HAMFI (Moderate
Income)
Income)

Over 80% HAMFI

0-30%

32.3%

32.3%

32.3%

32.3%

30-50%

14.5%

14.5%

14.5%

14.5%

50-80%

41.9%

41.9%

41.9%

41.9%

80%

11.3%
100.0%

11.3%
100.0%

11.3%
100.0%

11.3%
100.0%

Blue = in Income
Category

Green = Renting/
Buying Down

Source: CHAS (5 year 2012-2016). Notes: HAMFI – HUD Area Median Family Income. This is the median family income calculated by HUD for each jurisdiction, in order
to determine Fair Market Rents (FMRs) and income limits for HUD programs.
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Bonney Lake: Cost burden by income
If all of Bonney Lake’s Households Were 100 Residents:
81 Homeowners
67 homeowners earn
more than $50,000
12 of them are
cost-burdened

19 Renters
12 renters earn
more than $50,000
2 of them are
cost-burdened

7 renters earn
less than $50,000
13 homeowners earn
less than $50,000

7 of them are
cost-burdened

8 of them are
cost-burdened
This illustration explains cost burden rates by viewing Bonney Lake as 100 residents. Homeowners are represented by green squares, and renters are
represented by blue squares; and as shown above, there are more homeowners than renters. The graphic also breaks homeowners and renters into
two groups based on income. The darker shade are those people in households with middle to higher incomes and lighter shades represent people
in households with lower incomes. The white dots indicate the number of people that are considered cost burdened. As shown, 7 out of 7 renters
earning less than $50,000 a year are cost burdened. This is somewhat similar to homeowners earning less than $50,000 – 8 out of 14 are cost
53
burdened. Those earning more than $50,000 a year tend to be much less cost burdened.

Source: ECONorthwest illustration. Data Source: ACS 5-Year Survey, 2014-18

Sumner: Cost burden by income
If all of Sumner’s Households Were 100 Residents:
51 Homeowners
49 Renters
37 homeowners earn
more than $50,000
4 of them are
cost-burdened

25 renters earn
more than $50,000
4 of them are
cost-burdened

24 renters earn
less than $50,000
14 homeowners earn
less than $50,000

20 of them are
cost-burdened

8 of them are
cost-burdened
This illustration explains cost burden rates by viewing Sumner as 100 residents. Homeowners are represented by green squares, and renters are
represented by blue squares; and as shown above, there are a similar share of homeowners in comparison to renters. The graphic also breaks
homeowners and renters into two groups based on income. The darker shade are those people in households with middle to higher incomes and
lighter shades represent people in households with lower incomes. The white dots indicate the number of people that are considered cost burdened.
As shown, 20 out of 24 renters earning less than $50,000 a year are cost burdened. Homeowners earning less than $50,000 tend to be more cost
burdened too; in fact, 8 out of 14 are cost burdened. Those earning more than $50,000 a year tend to be much less cost burdened.

Source: ECONorthwest illustration. Data Source: ACS 5-Year Survey, 2014-18
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Affordable housing production
Bonney Lake has triple the number of owned moderate-income housing in comparison to
Sumner

•

Sumner Rentals: More than double the number of moderate-income and very low-income;
and triple the number of low-income rentals in comparison to Bonney1,213
Lake. However, Bonney
1,213
Lake is expecting to add 408 new low-income
rentals in the next year (less than 50% AMI).
4,234
Owner Units
Affordable to
+80% HH

4,234

Owner Units
Owner Units
Affordable to 0- Affordable to
30% HH
30-50% HH

4,234

419

Moderate
Income

1,129

738

2,264

94

419

Low & Very
Low
Income

315
1,129

0

1000

2000

3000

4000

94

Sumner

315

Bonney Lake

Affordable to 0- Affordable to
30% HH
30-50% HH

1,213

Rental Units
Rental Units
Rental Units
Rental Units
Affordable to 0- Affordable to 30- Affordable to 50- Affordable to
Owner
Units
Owner
30% HH
50%
HH Units 80%Owner
HH
+80% HH

Owner Units
Affordable to
+80% HH

738 Units, 2012-2016
Owner
2,264

Owner Units
Affordable to
50-80% HH
Owner Units
Owner Units
Affordable to 0- Affordable to
30% HH
30-50% HH

Units
Affordable to
50-80% HH

Sumner has more rentals while Bonney Lake has more owner units (particularly +80% AMI)
Owner Units
Affordable to
50-80% HH

•

Owner Units
Affordable to
+80% HH

•

1000

2000

3000

4000

1,937
1,104
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1,129

1,447
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94
449
315
115

0

5000

1000

2000

3000

4000

50

160

Sumner

80

0

0

738

Rental Units, 2012-2016
2,264

500

1000

1500

Bonney Lake
2000

2500

5000
Sumner

Bonney Lake

Source: CHAS 5 year 2012-2016.
HAMFI – HUD
Area Median
Sumner
Bonney
Lake Family Income. Notes: 0-30% is very low income, 30-50% is low income, and 50-80% is moderate income.
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Affordable housing production detail
Bonney Lake
Housing

Owner Units

Rental Units

Total Units Percent of Total

Affordable to 030% Households
Affordable to 3050% Households
Affordable to 5080% Households

315

80

395

4%

1,129

115

1,244

13%

2,264

580

2,844

29%

Affordable to
+80% Households

4,234

1,104

5,338

54%

7,942

1,879

9,821

100%

Total

Sumner Housing

Affordable to 030% Households
Affordable to 3050% Households
Affordable to 5080% Households
Affordable to
+80% Households
Total

Owner Units

Rental Units Total Units Percent of Total

94

160

254

4%

419

449

868

13%

738

1,447

2,185

34%

1,213

1,937

3,150

49%

2,464

3,993

6,457

100%
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Source: CHAS 5 year 2012-2016. HAMFI – HUD Area Median Family Income. Notes: 0-30% is very low income, 30-50% is low income, and 50-80% is moderate income.

Rent restricted affordable units
• Bonney Lake total low-income
units = 433 (bond subsidy)
• Sumner total low-income units =
63 (tax credit, HUD Section 8)

Project: Project Name

City

Project Type

View by Vintage
Cedar Ridge Retirement
Total

Bonney Lake
Bonney Lake

Bond
Bond

Project: Project Name

City

Project Type

Sumner Commons Senior Housing
Kincaid Court Apartments
Total

Sumner
Sumner

Tax Credit
HUD Section 8

# Market # Low Income Total Project
Rate Units
Units
Units

0
98
98

408
25
433

408
123
531

# Market # Low Income Total Project
Rate Units
Units
Units

0
10
10

34
29
63

34
39
73

Data Sources: Washington State Housing and Finance Commission, 2020.. Data Searches: Pierce County Housing Authority, US Housing and Urban Development, USDA Rural
Development Program, PolicyMap, and Cities of Sumner and Bonney Lake. Sumner’s newly adopted MFTE Program (2018) has not resulted in additional affordable housing production
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Affordable housing targets
It shall be the goal of each jurisdiction in Pierce County that a minimum of
25% of the growth population allocation is satisfied through affordable
housing (Countywide Planning Policies, 2018).

Bonney Lake 2008-30 Target:

Sumner 2008-30 Target:

• 8,604 total housing units
• Add 2,776 new units, 25% is 694

• 5,743 total housing units
• Add 1,770 new units, 25% is 443

As of 2012-16:
• 4,483 total units affordable
(under 80% AMI) out of 9,821
units (46% of total) – however with
new development this will
increase to 48% out of 10,229
units

As of 2012-16:
• 3,307 units affordable (under
80% AMI) out of 6,457 units
(51% of total)

59%

*Targets expected to be updated in 2021.

Sources: CHAS 5 year 2012-2016 and Countywide Planning Policies for Pierce County, Washington, 2018. Notes: Pierce County “Affordable housing” shall
mean the housing affordable to households earning up to 80 percent of the countywide median income. Data does not seem to be available that shows the
number of new units built since 2008 that are affordable (below 80% AMI).
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1. Community Profile
2. Workforce
3. Housing Market
4. Housing Affordability

5. Housing Demand & Gaps
ECONorthwest

Modest population growth projected
•

Pierce County: 26% will be 60+ by 2040 and will become largest age group.
• Bonney Lake: 6,114 persons 60+ persons by 2040
• Sumner: 3,293 persons 60+ persons by 2040

•

Both: Modest population growth forecasted, adding ~2,000 more people
Population Projections by Age Group,
Pierce County, 2020 – 2040

PSRC 2020-40 Population Projections for
Bonney Lake and Sumner

21.4%

60+

26.4%

40 to 59

25.3%
25.4%

20 to 39

27.0%
24.3%

Jurisdiction

Bonney Lake
Sumner

2020
26.3%
24.0%

Under 20

0%

5%

10%

15%

20%

25%

30%

2040
35%

40%

Total
Total
Total
Total
Total
Population Population Population Population Population
2020
2025
2030
2035
2040

21,211
10,443

21,810
11,163

22,058
11,746

22,421
12,209

23,158
12,473

*Projections expected to be
updated in late 2020 or early
2021 in coordination with the
Pierce County population target
setting process.

Percentage of Population
Bar Chart Source (Pierce County Projections) Sources: Washington Office of Financial Management (OFM), Growth Management Act Population Projections for
Counties: 2010 to 2040, 2017 Projections County Projections, Five-year Intervals Medium Series. Population and Employment Forecasts prepared by: PSRC
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Key demographic trends influencing need
Aging Baby Boomer Generation: By 2040, the
number of seniors in Pierce County will increase
to 26% of total population. Bonney Lake’s 65+
age group quadrupled since 2000 (10% of total
in 2014-18). Sumner’s 65+ grew modestly but
was 15% of total in 2014-18.
§
§
§

Household sizes will decrease (greater 1-person
households)
Homeownership rates will decrease (especially for
households 75+ years)
Need for subsidized units, middle housing, and
ADUs will increase

Increased Diversity: Hispanic/Latino population
predicted to be the fastest growing racial/ethnic
group over next few decades.
§
§

Housing demand will increase
Increase in multi-generational housing needs
61

Note: Baby Boomer generation is assumed to be born 1946 to 1964.

Employment targets, 2008-2030
•

Bonney Lake: 1,141 new jobs (growth) between 2008-2030 with a total
of 5,488 total jobs by 2030 -> approximately 5,096 jobs in 2018, need
to add around 39 jobs per year for 10 years

• Sumner: 10,656 new jobs (growth) between 2008-2030 with a total of
21,484 total jobs by 2030 -> approximately 16,065 jobs in 2018, need
to add around 542 jobs per year for 10 years
*Targets to be updated in February 2021
PSRC 2020-40 Employment Projections

Jurisdiction
Bonney Lake
Sumner

Total Jobs Total Jobs Total Jobs Total Jobs Total Jobs
2020
2025
2030
2035
2040
5,436
5,450
5,342
5,355
5,429
16,434
16,921
16,797
16,971 17,355

Sources: Countywide Planning Policies for Pierce County, Washington, 2018; and PSRC Employment Forecasts. PSRC developed a policy directed growth projection
that is intended for use in regional travel modeling and other planning analyses. This product is called the Land Use Vision (LUV) and was developed through a twostep process. First, PSRC’s 2015 macroeconomic forecast is broken down to jurisdiction-level household, population, and job control totals (for cities and towns,
unincorporated UGAs, and rural areas), by numerical policy guidance including the VISION2040 Regional Growth Strategy and adopted local growth targets.
Secondly, the control totals are then allocated across each jurisdiction using PSRC’s UrbanSim land use model. Link to data: https://www.psrc.org/projectionscities-and-other-places
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Draft Housing gap analysis results
•
•

Bonney Lake needs an additional 3,065 housing units
Sumner needs 1,422 housing units

Gap Analysis for Bonney Lake and Sumner in Comparison to Pierce County

Area
Bonney Lake
Sumner
Pierce County

Current Estimated
Underproduction, Units
1,774
0
37,078

Past
•
•

Future Housing
Need, Units
1,290
1,422
127,116

Future

*Projections expected to be
updated in late 2020 or early 2021
in coordination with the Pierce
County population target setting
process. This will affect the number
of future housing units needed.

Total Units
3,065
1,422
164,193

Existing Housing
Units (2019, OFM)
7,476
4,450
353,089

Total

Current Estimated Underproduction: Existing shortage of housing units from the past 10 years.
Future Housing Need: Shows the estimated housing demand up to 2040.

Sources: ECONorthwest calculations/modeling. Primary Data Sources: Washington Office of Financial Management, 2019; PSRC, 2019. Method: Using population forecast from OMF and
PSRC, and selected Census information we can estimate both the current underproduction and future housing need. For this analysis we calculated the total future housing need as the
current underproduction of housing plus the future need based on projections from PSRC’s 2040 household projections. Current underproduction of housing was calculated based on the
ratio of housing units produced and new households formed over time. The average household size in each city is calculated and converted to a ratio of total housing units to households.
This ratio is compared to that of the region as the target ratio. If the ratio is lower, then we calculated the underproduction as the number of units it would have needed to produce over time,
to reach the target ratio. Washington State does not have a regional approach for housing production. This approach to underproduction is simple and intuitive while using the best available
data that is both local and most updated. This analysis does not differentiate between renter and owner households and relies on average household size to convert population counts to
household counts. One drawback of this approach is that it does not identify the underproduction at different levels of affordability. Future housing need is calculated based on the
forecasted household growth through 2040 from PSRC. PSRC does not forecast housing units, but instead forecasts the estimated number of households for each city. To calculate future
housing need, we use a target ratio of 1.14 housing units per new household. This ratio is the national average of housing units to households in 2019. It is important to use a ratio greater
than 1:1 since healthy housing markets allow for vacancy, demolition, second/vacation homes, and broad absorption trends.
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Housing gap compared to targets
Gap Analysis for Bonney Lake and Sumner in Comparison to Pierce County

Area
Bonney Lake
Sumner
Pierce County

Current Estimated
Underproduction, Units
1,774
0
37,078

Bonney Lake Target (2030) vs Gap (2040):

•

•

Targets: Add 2,776 from 2008 to 2030
(CPP) or 3,470 housing units by 2035
(Comp Plan)
As of 2018, added 1,302 (over 2k
needed) – gap shows ~3k needed by
2040 though this is needed in 10 more
years

Future Housing
Need, Units
1,290
1,422
127,116

Total Units
3,065
1,422
164,193

Existing Housing
Units (2019, OFM)
7,476
4,450
353,089

Sumner Target (2030) vs Gap (2040):

•

Target: Add 1,770 from 2008 to 2030

•

As of 2018, added 355 (need 1,415) –
gap is a similar number of total units
(1,422) needed by 2040 though this is
needed in 10 more years

Sources: Washington Office of Financial Management, 2019; PSRC, 2019; and Countywide Planning Policies for Pierce County, Washington, 2018.
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Gap analysis: Housing scenarios
Different Scenarios for Filling the Gap

• Scenario 1, Status Quo: Existing
housing production continues with no
new action.
• Scenario 2, Fair Share: Housing targets
are based on the income averages in
Pierce County.

Scenario 1: Status Quo

Scenario 2: Fair Share
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Gap analysis Methods
Allocate total housing units needed into two different
scenarios, as follows:
Share of Less than 50%
(low income):
• Scenario 1: 20%
• Scenario 2: 31%

Share of 50-80%
(moderate income):
• Scenario 1: 20%
• Scenario 2: 24%

Share of 80-100%
(middle income):
• Scenario 1: 17%
• Scenario 2: 15%

Share of 100%+ housing
(high income):
• Scenario 1: 44%
• Scenario 2: 30%
66

Draft Gap analysis: Bonney Lake scenarios
Scenario 1 would have more higher income housing while Scenario 2 would add a
greater amount of low-income categories.

1) Bonney Lake Status Quo

Income Category

Extremely Low (<30%)
Very Low (30-50)
Low Income (50-80%)
Moderate Income (80-100%)
Over 100%
Total
Share of Less than 50%:

•
•

Scenario 1: 20% - LOWER
Scenario 2: 31% - HIGHER

2) Bonney Lake Fair Share

235
378
601
513
1,338
3,065
Share of 50-80%:

•
•

Scenario 1: 20%
Scenario 2: 24%

Share of 80-100%:

•
•

Scenario 1: 17%
Scenario 2: 15%

463
502
723
455
922
3,065
Share of 100%+ housing:

•
•

Scenario 1: 44% - HIGHER
Scenario 2: 30% - LOWER
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Draft Gap analysis: Sumner scenarios
Sumner results differed. Scenario 1 (status quo) calls for more lower income housing in
comparison to Scenario 2 (fair share). In addition, Scenario 2 calls for slightly more
100%+ housing than currently produced. This indicates a possible deficit of market rate
units for middle income, workforce households that should be augmented to prevent
renting or buying down of lower-income housing units.

1) Sumner Status Quo

Income Category

Extremely Low (<30%)
Very Low (30-50)
Low Income (50-80%)
Moderate Income (80-100%)
Over 100%
Total
Share of Less than 50%:

•
•

253
258
351
208
352
1,422

Share of 50-80%:

Scenario 1: 36% - HIGHER •
Scenario 2: 31% - LOWER •

2) Sumner Fair Share

Scenario 1: 25%
Scenario 2: 24%

Share of 80-100%:

•
•

Scenario 1: 15%
Scenario 2: 15%

215
233
336
211
428
1,422
Share of 100%+ housing:

•
•

Scenario 1: 25% - LOWER
Scenario 2: 30% - HIGHER
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Housing strategies vary by affordability
The market environment mainly supports production of moderate-income or above
HUD Affordability & Price by Housing Type, 2018

Housing
Filtering
Through
Depreciation/
Renovation

Studio
Affordability
at AMI Bin

One Bedroom
Affordability
at AMI Bin

Two Bedroom
Affordability
at AMI Bin

30%

$392

$420

$504

50%

$652

$700

$840

80%

$1,044

$1,120

$1,342

100%

$1,306

$1,398

$1,678

AMI

Source: HUD, 2018
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Spectrum of housing strategies
Privately-funded and
produced

Publicly-funded and
produced

Primarily 80 – 120%70MFI

Primarily 0 – 30% MFI
Federal programs
(HOME, CDBG, etc.)
General fund
Housing bond
Surplus Land

Community
Land Trusts

Low Income
Housing Tax

Public Private
Projects

Credit (LIHTC)
Non-profitfunded projects

Regulatory Examples
Inclusionary zoning
Supply-side strategies
(i.e., increase allowable
density in SF zones)
Linkage or impact fees
Multifamily Property Tax
Exemption (low-income
too)
Incentive-based Examples

Incentive zoning
Transfer of
Development Rights
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Key findings & policy implications
Gaps in Housing Need
§ High Demand for diverse
Middle-income Options
(smaller homes, SF attached)
§
§
§

§

Pent up Demand for Low to
Moderate-income
§

§
§

§

Rising incomes
Aging baby boomers particularly
in Bonney Lake
Growing Workforce particularly
in Sumner

28% in Bonney Lake & 37% in
Sumner cost burdened – worse
for lower incomes
Average rent higher than 100%
MFI (not enough rentals)
Low # of senior housing

Possible Solutions
• Incentives to subsidize lowincome units, senior
housing, TOD, and MF
housing
• Identify and lower barriers
for building and preserving
low-to-middle-income
housing, ADUs, and diverse
housing types
• Explore funding sources &
partnerships
• Expand areas for building
more housing & allowing
housing diversity

Demand for More Housing
§
§

Very high commuting rates
Need to build more housing to
achieve targets & fill gap

• Identify tweaks in policies
and the permitting process
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How do the cities complement each other?
Bonney Lake
§

§
§
§
§
§
§

§
§

§
§

More People + Growth: Population doubled to over 20k
with high growth in 65+ age group & increase in median
age to almost 35 from 2000 to 2014-18
Household sizes larger, mostly 3+ (49%), 2.91 average
size, 77% are family households
Increasing diversity (Hispanic/Latino, 2+ races), growth
from 8 to 19% nonwhite since 2000
High Income: Median income $91k, 52% change since
2000, 55% of incomes above $75k
Less Jobs: 26% of total jobs in BL/S area. Low Jobshousing: 0.7, combined better at 1.7
Highest commuting: 3% live + work in town
More Housing: Over 7k units, mostly owner-occupied
(81%) & SF detached (84%). Newer: 75% built after 1980.
80% of new housing built since 2010 SF (20% MF).
Increased Housing Costs: Rent above median income &
home sale prices increased by over 50% since 2000.
Housing Affordability/Special Needs: 29% cost burdened,
fewer low-income. More owned moderate-income &
subsidized (433) but less senior housing (111 units).
Halfway to 2030 Housing Target: 50% towards goal, keep
up pace
Higher 2040 gap: 3,065, fair share would require more
low-income housing and less high-income

Sumner
§

Less People + Growth: Population grew modestly to
almost 10k, no change in 35 median age

§

Household sizes smaller, mostly 1-2 (62%), 2.41 median
size, 42% non-family households
Increasing diversity (Hispanic/Latino, 2+ races), growth
from 13 to 20% nonwhite since 2000
Low-Moderate Income: Median income $60k, 55% change
since 2000, 62% below $75k, greater poverty 13%

§
§
§

More Jobs: 74% of total jobs in BL/S area. 16k jobs. Most
jobs earn below $60k. High Jobs-housing: 3.2, combined
better at 1.7.

§
§

High commuting: 11% live + work in town
Less Housing: Over 4k units, half rentals & owneroccupied. Mostly SF detached (67%) though more diverse
types. Older: 78% built before 1999. Half of new housing
built since 2010 is SF and MF.
Increased Housing Costs: Rent above median income &
home sale prices increased by over 50% since 2000.
Housing Affordability/Special Needs: 37% cost burdened,
greater low to moderate income renters. Less subsidized
(63) but more senior housing (251 units)
Behind on 2030 housing Target: 28% towards goal, pick
up pace
Lower 2040 gap: 1,422 units, fair share would require
less low-income housing and more high-income

§
§

§
§
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Next steps
§ Policy Analysis
§ Draft and Final
Housing Action Plan
§ Implementation Plan
Develop Approach
and Methods

Assess Housing and
Identify Unmet
Needs

Learn about
Community Needs Public Involvement

Policy Analysis,
Action Plan,
Recommendations
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APPENDIX 2: REAL ESTATE PROTOTYPES
DATE: October 20, 2020
TO:

City of Bonney Lake, City of Sumner

FROM:

ECONorthwest

SUBJECT:
PLANS

ANALYSIS OF KEY programs for BONNEY LAKE/SUMNER HOUSING ACTION

INTRODUCTION OF POLICY ANALYSIS FOR HAPS
The Cities of Bonney Lake and Sumner are developing Housing Action Plans (HAPs) to
identify ways to effectively meet housing needs now and in the future. The HAPs are
largely made possible due to a Washington State Department of Commerce Housing
Bill 1923 Grant. The HAPs will help inform policy revisions associated with each city’s
Comprehensive Plans and will outline the housing needs and housing production
strategies to reach PSRC 2040 (soon to be adopted 2050) population and household
growth projections.
The approach for developing Housing Action Plans began with a deep assessment of
housing needs for the Cities of Bonney Lake and Sumner. This assessment included
extensive analysis of community demographics, housing market dynamics,
employment and commuting trends, housing affordability metrics, and growth trends
and projections. Public involvement, primarily delivered through a stakeholder
committee approach, has been integrated into the process to gain input informative to
plan development. Building off this work, focused policy analysis was identified as the
next step for building an improved understanding of implications associated with
different housing strategies.
This memo describes the findings from evaluating a set of key planning tools, specifically
the multifamily property tax exemption incentive and regulations associated with
building Accessory Dwelling Units (ADUs). These planning tools were selected due to
their potential to boost housing production especially housing priced for moderate to
low-income households.
•

The multifamily tax exemption allows a local jurisdiction to incent diverse housing
options in urban centers lacking in housing choices or workforce housing units.
Essentially this program supports increased housing availability, possibly including
affordable units, largely in mixed income developments conveniently located in
urban centers. Washington State Chapter 84.14 RCW outlines the existing
requirements for implementing a multifamily tax exemption (MFTE). This program
exempts eligible new construction or rehabilitated housing from paying property
taxes for either an 8-year or 12-year period of time. When a project is approved
under a multifamily tax exemption program, the value of eligible housing
improvements is exempted from property taxes. Only multiple-unit projects with
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four or more units are eligible for either the 8- or 12-year exemption, and only
property owners who commit to renting or selling at least 20% of these units to
low- and moderate-income households are eligible for the 12-year exemption.
Additional detail on the MFTE incentive is provided in Attachment B.
•

As described in Attachment B, Accessory dwelling units (ADUs) are also referred
to as mother-in-law apartments, carriage houses, granny flats, or second units.
They are a self-contained residential unit with a kitchen and bathroom that is an
accessory use to a single-family home, located on the same parcel. Many
communities are supporting the development of ADUs since they broaden
housing diversity and choices in a broader range of neighborhoods; they offer
additional options for seniors and younger populations, single person households;
can be a source of added income to help pay housing expenses; and can
blend into single-family neighborhoods.

Many local jurisdictions across Washington state are using these tools to help bridge the
gap in meeting their community’s housing needs.

PURPOSE OF THIS ASSESSMENT
ECONorthwest as a part of a consultant team including LDC, was contracted to
evaluate the effectiveness of these two planning tools for the Cities of Bonney Lake and
Sumner. The City of Sumner adopted a MFTE program in December 2018 while Bonney
Lake has not adopted this program. To date, the City of Sumner has not had any
proponents take advantage of the MFTE program incentives. Both the Cities of Sumner
and Bonney Lake allow ADUs and have similar regulatory stipulations for their
development. However, there are some variations; for example, Bonney Lake exempts
developers/homeowners from paying most impact fees for the development of an ADU
while Sumner does not exempt ADU development from payment of impact fees (more
detail in Attachment B).
The purpose of this analysis is to examine a set of key policy levers that can help "tip"
project feasibility for using the MFTE program and for building ADUs in both the Cities of
Bonney Lake and Sumner. The financial feasibility of MFTE program variations
associated with the 8 and 12-year property tax exemptions and affordable housing unit
set asides were examined along with the addition of an inclusionary zoning program
option (additional detail on inclusionary zoning is provided in Attachment B). The
financial feasibility of building one to two ADUs on a parcel, under a set of varied
assumptions, was evaluated. This analysis will help inform recommendations and
strategies for the Bonney Lake and Sumner Housing Action Plans.

METHODOLOGY FOR THIS ASSESSMENT
The Bonney Lake, Sumner Housing Action Planning Team collectively chose to analyze
MFTE and ADU policy variations with the use of real estate development prototype
analysis. The results will help provide the cities an improved understanding of the
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financial magnitude and feasibility associated with different policies and development
regulations. The cities provided policy and impact fee information and zoning GIS data,
which was examined for the analysis. Below is a summary of the features of MFTE and
ADU that were analyzed.
MFTE Analysis Methods
•

How many market rate units would be needed to pay for or cross-subsidize
affordable units? The analysis includes variations with the percent set aside as lowand moderate-income.

•

How do changes to the program requirements associated with the 8-year and 12year set aside requirements impact the financial feasibility of a few different
development types (townhomes, stacked flats, and podium)?

Current regulations for Sumner’s MFTE program are summarized here and provided in
detail in Attachment B. Sumner’s MFTE program is limited to buildings with 10+ dwelling
units located in the Town Center Plan Area, including new construction or rehabilitated
apartments or a converted building. For the property to qualify for the 12-year
exemption, the applicant must commit to renting or selling at least 20% of the
multifamily housing units as affordable housing units to low- and moderate-income
households “Low-income household” must be 80% of the median family income or
lower while a “Moderate-income household” is between 80 to 115% of the median
family income. (Pierce Countywide Planning policies define low-income housing as
below 80% and moderate-income is defined as between 80 to 120% of the countywide
median income.)
ADU Analysis Methods
•

The feasibility of a variety of ADU typologies were included for the ADU analysis. We
evaluated if a property owner built only one new ADU as detached new
construction or as internal conversion of an existing space (such as converting a
garage) along with evaluating two new ADUs including new construction and a
conversion.

•

In addition, the analysis examined a set of code changes that might increase the
financial feasibility for developing ADUs. The following regulatory changes were
analyzed:

•

o

Density: Tested the financial effects of allowing one ADU per lot in
comparison to allowing two ADUs per lot.

o

Fee Barriers: Tested the financial effects associated with impact fee waivers.

The analysis qualitatively examined the combination of the following development
regulations for architectural feasibility: parking, building height, ADU size restrictions,
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zoning, and lot coverage limitations. Current regulations are summarized below and
provided in detail in Attachment B.

o

Parking: Bonney Lake requires one off-street parking space for 1-bedroom
ADU and two for 2-bedroom ADUs located in a carport, garage or
designated space. Sumner has similar requirements except for it is uncertain
whether the parking spaces can be located in a garage or carport.

o

ADU Maximum Size: The maximum ADU size is 1,200 square feet in Bonney
Lake and 800 square feet in Sumner.

o

Building Height: The maximum building height ranges from 16 to 18 feet for
detached ADUs.

o

Density: One ADU allowed per lot as a subordinate use to a single-family
structure.

o

Lot Coverage Limits: Sumner lot coverage ranges from 35 to 45% (covered by
buildings) while Bonney Lake limits maximum coverage to 60% for most of the
applicable zones.

Pro Forma Methods
To understand the impact the various policies, we created an analysis model that
employs the same financial considerations a real estate developer would use to
determine if a proposed development is financially feasible. These financial
calculations are referred to as a pro forma model. A pro forma considers the size of the
building allowed by zoning and the revenue that building can deliver (from rents and
sales prices) relative to the costs of constructing and operating the building. We ran the
pro forma model on example developments (or prototypes) that are reflective of the
types and scales of development in the Bonney Lake and Sumner area.
We used two different pro forma methodologies for the quantitative analysis that
informed the recommendations. For the regulatory and incentive changes that impact
multifamily and townhome developments (i.e., MFTE and inclusionary zoning), we used
a pro forma to solve for residual land value (RLV). This is more reflective of the conditions
that a developer is considering when finding property to build a new residential
development. For regulatory and incentive changes that impact ADU development
(e.g., allowing multiple ADUs, impact fee waivers), we used a pro forma that solved for
debt coverage ratios. This approach is more reflective of the conditions that existing,
single family homeowners are considering when building one (or more) ADUs on the
property they already own. We describe these approaches in more detail both in the
following sections and in Attachment A and the analysis assumptions are summarized in
Attachment A.
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Multifamily – MFTE Analysis Results
We analyzed the RLV (a.k.a. the land budget remaining after all the other development
constraints have been analyzed) of multiple multi-family development typologies –
wood frame over a concrete podium for parking, wood frame with surface parking,
townhomes with garage parking – to understand the varying feasibility impacts of the
different MFTE incentives as well as an inclusionary housing requirement. An advantage
of the RLV approach is that it does not rely on land prices as an input. Rather, observed
land prices can be compared with the model outputs to help calibrate the model and
ensure it reflects reality. It is therefore a useful metric for assessing the impacts of
changes to development incentives or requirements because these policies principally
affect land value, especially in the short run.
More specifically, we looked at the existing MFTE program requirements that are
currently allowed in the City of Sumner (the 8-year program without an affordability
requirement and the 12-year program that requires 20% of units to be set aside at 80%
of median family income) to understand their impact on feasibility relative to
developments that do not pursue a tax abatement. We also evaluated a hypothetical
8-year program that had a lower affordability requirement than the 12-year program
(10% of units set aside at 80% of median family income). In addition to evaluating the
incentive programs relative to a baseline market rate development, we also analyzed
the impact of an inclusionary housing program on development feasibility. It is
important to note that we modeled the same affordability requirements as the 12-year
MFTE program (20% of units set aside at 80% of median family income) but without the
incentive of the tax abatement or any other common offsetting incentives (e.g., fee
waivers, increased development entitlements, shortened permit review time).
Multifamily rents are generally similar between Bonney Lake and Sumner, so we
evaluated development prototypes that complied with zoning entitlements for both
cities. We compared the RLV results to existing land prices to understand how the
various incentives impact development feasibility and the ability to pay for land.

Figure 1 shows the RLV results for the wood frame with surface parking prototype.
Our evaluation of recent transactions, using assessor data, indicated a range of existing
land prices in both cities. In Bonney Lake, for zones that would allow the level of
residential density of the prototypes we evaluated (e.g., Downtown Mixed-Use District)
land prices ranged from $14 to $90 per square foot with a mean and median sales
price of $65 per square foot and $72 per square foot respectively. In Sumner, the land
prices in the zones that would allow the residential density of the prototypes (e.g.,
Mixed-Use Development District, High Density Residential) the land prices ranged from
$15 to $130 per square foot with a mean and median sales price of $47 per square foot
and $39 per square foot respectively. We show the range of the mean and median, for
both cities, in

Figure 1.
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RLV per square foot

Figure 1. Residual Land Value (RLV) Results for a Multifamily Prototype (wood frame,
surface parked) in Bonney Multifamily
Lake and Sumner
- Four-Story Wood
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Figure 1, the furthest left bar shows the feasibility of development under baseline
conditions (without incentives or affordability requirements). For this prototype,
development is almost feasible in that it comes close to having enough residual land
value to pay for the average price of land. The subsequent bars show the residual land
value of this type of development under the different incentive and affordability
requirements.
Results:
•

Overall Financial Feasibility: Our analysis indicates the tax abatement programs,
both existing and hypothetical, increase the feasibility of multifamily
development such that it can more likely pay for land at the current average
prices.

•

Inclusionary Zoning: An inclusionary housing requirement, without any offsetting
incentives, makes development less able to pay for land such that development
could only occur if land was available at prices lower than the current average.

•

Feasible Prototype: Only the wood frame, surface parked Multifamily Prototype
was financially feasible. The other multifamily prototypes are not financially
feasible, and the incentives aren’t substantial enough to close the feasibility gap
in the current market. This means that even with incentives, the other
development types can’t pay for land at current average prices.
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Program Variation Results for wood frame with surface parking: In terms of the set
aside affordability level and tax exemption variation, the 8-year program without
an affordability requirement was the most financially feasible (Sumner’s program
includes this option). The second most financially feasible project was the
hypothetical 8-year program that had a lower affordability requirement than the
12-year program (10% of units set aside at 80% of median family income). The
least financially feasible option was the 12-year program that requires 20% of
units to be set aside at 80% of median family income. The top end of the
average land price range was slightly above the 12-year program. If land prices
and development costs increase, a new 8-year program could be a viable
option for incentivizing the private market to provide affordable housing.

For the prototype that is wood frame over concrete podium parking, the challenge is
that structured parking is costly and only financially feasible when the rents are high
enough to cover those costs. In the future, if rents increase faster than construction
costs, this denser development type might be feasible, especially with incentives.
The impact to the townhome prototypes we modeled were more nuanced. If the
townhomes were built as rentals, the rental revenue isn’t quite high enough to cover
the cost to build, but these are close to being feasible with an incentive such as MFTE.
For the townhome prototype built as ownership, the revenues are high enough to cover
the cost to build and they are financially feasible to develop but the value of a tax
abatement incentive (especially for any affordable units) cannot be realized to the
same extent as with rental housing units.
We therefore chose to only show the results of the MFTE and inclusionary analysis for the
rental prototypes we modeled (see Figure 2). The results in this chart are displayed as a
comparison to baseline where instead of showing the RLV per square foot of the
prototype, we show the increases in RLV per square foot from the baseline RLV for all
rental prototypes under each incentive or regulatory scenario (a.k.a. the incremental
RLV). In all cases, the MFTE programs increase the ability to pay for land and the
inclusionary housing program decreases the land budget.
Figure 2. Incremental RLV ofAll
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Source: ECONorthwest Note: this chart displays the incremental RLV of each prototype
scenario as compared to the baseline scenario

Accessory Dwelling Unit Analysis Results
For the ADU analysis we analyzed the feasibility of a variety of ADU typologies. More
specifically, we evaluated if a property owner built only one new ADU as detached
new construction, only one new ADU as an internal conversion of an existing space,
and two new ADUs with one as new construction and one as a conversion of an
existing space. We evaluated the feasibility if these ADUs were studios, 1-bedrooms, or
2-bedrooms. Though we still employed a pro forma, we used a different metric than
residual land value – most of the people building an ADU already own the property and
don’t need to buy new land to build this housing type. However, it’s rare that a
homeowner would have enough cash to build the unit(s) outright and would need to
access a loan of some kind. Therefore, the metric we used was debt coverage ratio
which indicates how much cash flow exists to make the loan payments and potentially
have profit remaining.
Debt coverage ratio (DCR) is expressed as a ratio of how much net income (after
vacancy and operating expenses like property taxes) is available relative to the debt
payment. A DCR above one indicates that the ADU development likely would bring in
profit, if rented. As an example, if someone had a monthly debt payment of $1,000 and
was bringing in a net income of $1,300 the debt coverage ratio would be 1.3. This
means that after paying the $1,000 monthly debt payment, the homeowner would
have $300 of profit. If the homeowner was only making $900 a month, but had the
same monthly debt payment of $1,000, the debt coverage ratio would be 0.9 – this
means they would have to pull money from other sources to pay the loan.
In the case of the ADU analysis, debt coverage ratio is NOT an absolute metric of
feasibility since the reason homeowners build an ADU vary substantially. Some
homeowners might build an ADU to house a relative or guests and not require any
monthly income, whereas other’s might be looking for substantial passive income from
their ADU.
Bonney Lake ADU Results
In Bonney Lake, if a homeowner builds a new construction 1-bedroom ADU, our analysis
indicates they could earn profit after paying their debt given the DCR of 1.27. For
example, if they had a $1,000 monthly loan payment, they would earn $270. For the
internal conversion, a typically less expensive ADU typology, they could earn $600 per
month if their loan payment was $1,000 per month. If they built two units, the internal
conversion would cross subsidize the new construction and they could earn, on
average, $420 per unit per month if required to make a $1,000 loan payment per unit.
•

Density/Conversion: The results indicate that the ADU conversion and two ADUs
(new construction and conversion) would yield greater financial gain than the
construction of one ADU.
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•

Impact Fees: The DCRs are higher overall in Bonney Lake than Sumner likely due
to impact fee exemptions for ADUs in Bonney Lake (overall range of 1.21 to 1.6
DCR).

•

Parking: Parking, per stall, conservatively would be around $5,000 to $7,000.
Reduced parking requirements could contribute to financial feasibility by
increasing the DCRs by 0.03 to 0.05. Depending on the sources of funding for a
project, any additional cost saving is important particularly for people not paying
in cash.

Figure 3. Debt Coverage
Results
for 1-bed
ADUs in City of Bonney Lake
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Source: ECONorthwest. Note: A Debt Coverage Ratio (DCR) above one indicates that
the ADU development likely would be bringing in profit, if rented. The higher the DCR,
the higher the profit.

Sumner ADU Results
The City of Sumner has slightly higher impact fees for ADUs. This results in lower debt
coverage ratios than in Bonney Lake. For the same 1-bedroom prototypes, and
assuming the same $1,000 monthly debt payment, a new construction detached unit
would earn a profit of $170 per month, an internal conversion would earn $450 per
month, and the two ADUs would earn, on average $300 per unit per month.
•

Density/Conversion: Similar to the Bonney Lake, the results indicate that the ADU
conversion and two ADUs (new construction and conversion) would result in
greater financial gain than the construction of one ADU.

•

Impact Fees: The DCRs have a lower range in Sumner in comparison to Bonney
Lake likely due to impact fee exemptions for ADUs in Bonney Lake (overall range
of 1.08 to 1.45 DCR). The total impact fees in Sumner were a little over $14,000
and when waived, translate to DCR increases ranging from 0.08 to 0.19
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depending on the size of the ADU and whether or not it was new construction or
a conversion.
•

Parking: Parking, per stall, conservatively would be around $5,000 to $7,000.
Reduced parking requirements could contribute to financial feasibility by
increasing the DCRs by 0.03 to 0.05. Depending on the sources of funding for a
project, any additional cost saving is important particularly for people not paying
in cash.

Figure 4. Debt Coverage
Results
1-bed ADUs in the City of Sumner
DCRRatio
of ADUs
in for
Sumner
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Source: ECONorthwest. Note: A Debt Coverage Ratio (DCR) above one indicates that
the ADU development likely would be bringing in profit, if rented. The higher the DCR,
the higher the profit.

RESULTS DISCUSSION AND RECOMMENDATIONS
Multifamily Property Tax Exemption Program and Inclusionary
Housing
Continue to focus on the 8-year program
Only multiple-unit projects with four or more units are eligible for either the 8- or 12-year
MFTE exemption, and only property owners who commit to renting or selling at least 20%
of these units to low- and moderate-income households are eligible for the 12-year
exemption (at a minimum). Our analysis showed that the 8-year tax exemption variation
would be more financially feasible in comparison to the 12-year variation and the lower
affordability requirement (10% of units set aside at 80% of median family income) could
be financially viable for a wood frame, surface parked, apartment complex in the
Cities of Bonney Lake and Sumner. However, the analysis did not consider the cost
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reduction impacts from bonuses and incentives. State law does not prohibit MFTE from
being paired with other incentives. Bonus units, incentives such as impact fee waivers,
and the integration of a more flexible development agreement approach including
performance requirements and a menu of corresponding incentives could help offset
the costs incurred from affordable housing unit requirements and could be considered
as a way to promote program usage. Continuing to use the 8-year program to support
housing development, however, pairing the program with other incentives could also
support a modest affordability requirement of 10% set-aside.

Offer a 12-year MTFE option
In addition to offering an 8-year exemption option, jurisdictions should adopt a 12-year
program. Even if it’s not used for years, there’s no disincentive to having one already
adopted when market conditions change, and a developer wants to take advantage
of it. The target option for the 12-year program would require 20% of units to be set
aside at 80% of median family income.
Offer a 12-year MTFE option for rehabilitation of units
Other MFTE program variations should be considered and researched and weighed
against costs (foregone property tax revenue for the duration of the program) and
benefits (such as affordable housing production). MFTE programs can vary in the range
of eligible urban center areas, whether to include rehabilitated units or only new
construction, and whether to expand what type of developments would be qualified. If
a city has aging multifamily developments or underutilized buildings suited to residential
uses, they could consider whether rehabilitated units should be added to as a way to
expand program eligibility. The target option for the 12-year program would require 20%
of units to be set aside at 80% of median family income.
Consider broadening MFTE to other lower density housing types
If a city wants to broaden housing choices, they could evaluate whether other forms of
qualified housing with over four units such as quadplexes would be permissible under
state law and whether they want to limit program usage to only projects producing a
certain number of total units (such as Sumner’s program limiting it to buildings with more
than 10 dwelling units).17 Program variations could be analyzed to inform
recommendations through detailed cost-of-construction analysis, or by garnering input
from housing developers and current planners, or cost-benefit analysis, or through best
practice research comparisons of other jurisdictions.
Continue to monitor and revise the MFTE as necessary
Except in very active urban markets like Seattle which can command higher profits and
rents from non-affordable units, development incentives are generally required
alongside inclusionary zoning affordability requirements since they complement one
17

The Washington State RCW offers the following relevant definition: “Multiple-unit housing" means a building having four or more
dwelling units not designed or used as transient accommodations and not including hotels and motels.
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another to help make projects financially attractive for private developers. If the
affordability requirements are not sufficiently ameliorated by incentives, the profit
required by the developer and financial partners will not be actualized and projects
are less likely to be built. The level of incentive necessary will vary greatly between
jurisdictions and within a region.
Consequently, it is prudent to thoroughly evaluate, monitor, and continually adapt
incentives to ensure housing prices account for market dynamics. A key method for
detecting how well a MFTE program is performing is to evaluate program usage,
including detail on the amount of housing units produced along with their affordability
level. In addition, program variations could be analyzed to inform recommendations
through detailed cost-of-construction analysis, or by garnering input from housing
developers and current planners, or cost-benefit analysis, or through best practice
research comparisons of other jurisdictions.

Accessory Dwelling Units
In addition to the financial pro forma analysis, ECONorthwest also evaluated zoning
and development regulations associated with ADU development. Many communities
are supporting ADU development since they broaden housing choices in a broader
range of neighborhoods, can be another way to provide affordable housing, and if
rented, can be a source of added income to help pay housing expenses or property
taxes.18 Policies supporting ADU development can serve as a way to modestly increase
housing density in a low-profile way that does not change the look and feel of existing
neighborhoods. ADUs can serve as a form of housing for seniors to age in place and
can expand options for multigenerational living.
Our analysis showed that ADU conversion and increasing density to allow two ADUs
would yield greater financial gain than the construction of one new ADU. In addition,
reduced impact fees proportionate to ADU development or impact fee exemptions
helped to improve financial feasibility for ADU development. New construction of an
ADU can easily cost between $100,000 and $200,000 depending on the size and
complexity. In consideration of these cost estimates, measures to reduce expenses such
as reducing permit and impact fees should be considered to help boost financial
feasibility for developing ADUs.
Allow ADUs in more zones
Lastly, expanding the zones where ADUs can be built can be a prudent way to expand
the supply of lots potentially suited for an ADU addition. For instance, Sumner could
expand where detached ADUs are allowed to be built to include other zones in
addition to the LDR-12 zone and Bonney Lake could loosen up restrictions to allow
detached ADUs on any lot size outside of the R-2 zone. Revisiting the intent and purpose
of different zones and how ADU uses comply with this intent, could serve as a good
starting point for the code update process.

18

Master Builders Association, 2020. Accessory Dwelling Unit Ordinances. Accessed at: https://www.mbaks.com/docs/defaultsource/documents/advocacy/issue-briefs/adu-ordinances.pdf
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Many jurisdictions impose a broad range of restrictions on ADU development and the
additive effect of these regulations can have a compounding impact, preventing ADU
development. These restrictions can limit the ADU building height, density, lot coverage,
and the configuration and size of the ADU in relationship to the primary residence. In
addition, regulations such as requiring parking spots for each bedroom, owneroccupancy, special fees, and gaining a special permit can be challenging to meet.
Right-size parking standards to support ADUs
Lowering parking space requirements can be a helpful way to encourage ADU
development. If on-street parking is available or garage or driveway space is available,
cities should consider waiving onerous parking requirements such as requiring one
parking space per bedroom and prohibiting the use of the driveway, garage, or
carport areas to count for parking. Especially if owner-occupancy is required, ADUs
tend to be located on a lot with shared parking arrangements and the availability of
parking can be coordinated with the primary residence (likely the landlord) living onsite. Parking spaces could easily cost $5,000 to $7,000 which, given the cost of
development of an ADU, can add substantial cost such that it becomes a barrier for
homeowner financing.19
Changes to design standards can support ADU development
Highly restrictive lot coverage requirements limiting the amount of area for buildings in
combination with special ADU square footage limitations (such as not exceeding 40% of
the total square footage of the primary residence) can limit development feasibility
and pose physical barriers associated with adding parking provided through carports or
a garage structure. On smaller lots, even if a parking space can hypothetically fit
outside of a garage or carport, it might be in an undesirable location in terms of
accessing the ADU (e.g. within the front setbacks because side setbacks are too narrow
to allow vehicular access to the backyard). In general, increasing the flexibility with the
physical design of the ADU on a lot would help to increase the development of ADU
options.
The maximum building height for detached ADUs is limited to about 16 feet for both
jurisdictions. At a minimum, building height limitations could be aligned with the singlefamily home building height requirements which generally are up to 2.5 or 3 stories of
building height (or 30 to 35 feet in Bonney Lake and Sumner). Allowing additional height
means larger, 2-bedroom, ADUs can be two stories. Overall, the layering of different
requirements could be evaluated for different development scenarios to examine their
cumulative effect and associated tradeoffs. These key regulatory conflicts should be
revisited to identify opportunities for loosening up restrictions in a way that advances
housing and other comprehensive plan goals. In addition, enhancements such as

19

Due to the total costs, homeowners building an ADU on a lot with an existing home could be required to take a loan, such as a
second mortgage, cash-out refinance, home improvement loan, or other financial vehicle to fund an ADU addition. Qualifying for
financing can be difficult, however, when applying for conventional funding sources without a documented income stream (source:
https://www.buildinganadu.com/cost-of-building-an-adu). Applicants may have the most success with an FHA 203k
improvement/rehabilitation loan (https://accessorydwellings.org/2013/11/15/financing-your-adu-has-become-easier/).
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examples for how to apply different code restrictions and visual aids could be added to
each city’s Code to make it more user-friendly.
Pre-planned ADU packages can lower costs
Lastly, pre-approved ADU plans are another avenue for promoting ADU construction. A
pre-approved plan is designed by an architect on a hypothetical lot and this plan has
already gained some level of approval by the planning and building departments for
construction. ADUs using these plans are expected to have a more expedited permit
approval along with lower costs associated with design and plan check review fees.
The City of Seattle has launched a new online resource referred to as the ADUniverse
which features a gallery of pre-approved detached ADU designs.20 The process of
developing a pre-approved ADU plan could be an efficient way to examine the
additive effect of the combination of different regulations and identify opportunities for
regulatory improvement. In addition, these plans could be provided in an ADU
guidebook developed for people who may not have experience with design,
construction, or permitting.

20

City of Seattle, 2020. Accessed at: https://www.seattle.gov/sdci/permits/common-projects/accessory-dwelling-units
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ATTACHMENT A: PRO FORMA METHODOLOGY
We used two different pro forma methodologies for the quantitative analysis that
informed the recommendations. For regulatory and incentive changes that impact
multifamily and townhome developments, we used a pro forma to solve for residual
land value. This is more reflective of the conditions that a developer is considering when
finding property to build a new multifamily development. For regulatory and incentive
changes that impact ADU development, we used a pro forma that solved for debt
service coverage ratio. This approach is more reflective of the conditions that existing,
single family homeowners are considering when building one (or more) ADUs on the
property they already own.

Residual Land Value Analysis
ECONorthwest used a common financial pro forma method called a residual land
value analysis to analyze the impact of regulatory and incentive changes on
development feasibility. Residual land value (RLV) is an estimate of what a developer
would be able to pay for land given the property’s income from rental or sales revenue,
the cost to build as well as to operate the building, and the investment returns needed
to attract capital for the project. In other words, it is the budget that developers have
remaining for land after all the other development constraints have been analyzed. An
advantage of the RLV approach is that it does not rely on land prices as an input.
Rather, observed land prices can be compared with the model outputs to help
calibrate the model and ensure it reflects reality. It is therefore a useful metric for
assessing the impacts of changes to the development code and accompanying
development incentives because these policies principally affect land value, especially
in the short run.
Figure 5 summarizes the residual land value method by illustrating two example
developments (or prototypes), one which is feasible and the other likely infeasible. In
both scenarios, the right-hand column (shown in dark blue) illustrates the total value
that comes from the project (derived from rental revenue less any operating expenses
and vacancy costs). The left-hand column (shown primarily in grey) illustrates the total
costs to build the project, both the hard construction costs and the soft costs such as
the design and city fees.
If the blue column is greater than the grey column, there is budget leftover to buy the
land (shown in green). A positive land budget means that a proposed development
project is likely to be feasible (contingent on the price for which the land is being
offered). If the blue column is smaller than the grey column, then a subsidy is needed to
get the project to be feasible (shown in a dashed outline). A land budget below $0
means that a proposed development project is not feasible, absent offsetting subsidies
or incentives that can cover the difference.
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Figure 5. Land Budget Method for Pro Forma Modeling
(A) Likely Feasible– Developer has
money to pay for land

(B) Likely Infeasible– Development
requires subsidy, even before land
purchase

Source: ECONorthwest.
We analyzed each of the development concepts using this RLV approach. The results
from this method describe a general analysis of prototypes and do not consider the
many potential unique conditions that could be a factor in development feasibility
(e.g., increased predevelopment costs, low land basis from longtime land ownership).
For these reasons, a residual land value analyses should be thought of as a strong
indicator of the relative likelihood of feasibility, rather than an absolute measure of
return to the investor or developer.
To complete this analysis, we used financial inputs such as rent, operating costs, and
development costs for each prototype modeled. After defining the available building
areas, we used the pro forma to calculate the revenue from the leasable square feet
and then removed the vacancy and operating costs (such as taxes, insurance,
maintenance, management, select utilities) to arrive at an annual net operating
income (a.k.a. NOI).
We then derived the value from each NOI by dividing by the respective return on cost
threshold (a.k.a. ROC). We then summed those values to arrive at a total value for each
development concept. We also calculated the total development costs by applying
the cost per square foot values to the gross square feet for each product type (e.g.,
residential) and the cost per stall for parking. We then summed those values to a total
hard cost and calculated the soft cost, contingency, and developer fee to arrive at the
total development cost.
We then calculated the land budget (a.k.a. the RLV) by subtracting the total
development cost from the total value (shown in Exhibit 1). We also divided the total
land budget by the site square feet to arrive at a residual land value per square foot.
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Exhibit 1. Residual Land Value Calculation (with additional explanatory calculations)
𝑅𝐿𝑉 = 𝑇𝑜𝑡𝑎𝑙 𝑉𝑎𝑙𝑢𝑒 − 𝑇𝑜𝑡𝑎𝑙 𝐷𝑒𝑣𝑒𝑙𝑜𝑝𝑚𝑒𝑛𝑡 𝐶𝑜𝑠𝑡𝑠
𝑇𝑜𝑡𝑎𝑙 𝑉𝑎𝑙𝑢𝑒 = 𝑁𝑒𝑡 𝑂𝑝𝑒𝑟𝑎𝑡𝑖𝑛𝑔 𝐼𝑛𝑐𝑜𝑚𝑒 ÷ (𝑅𝑂𝐶)
𝑁𝑂𝐼 = 𝑅𝑒𝑛𝑡𝑎𝑙 𝑟𝑒𝑣𝑒𝑛𝑢𝑒 − 𝑜𝑝𝑒𝑟𝑎𝑡𝑖𝑛𝑔 𝑐𝑜𝑠𝑡𝑠 − 𝑣𝑎𝑐𝑎𝑛𝑐𝑦 𝑐𝑜𝑠𝑡𝑠

Debt Coverage Ratio
ECONorthwest used a pro forma to evaluate the accessory dwelling unit (ADU)
feasibility, but via the metric of debt coverage ratio instead of residual land value. We
employed this different approach given that most of the people building an ADU
already own the property and don’t need to buy new land to build this housing type.
However, it’s rare that a homeowner would have enough cash to build the unit(s)
outright and would need to access a loan of some kind (see Figure 7 below). Therefore,
the metric we used was debt coverage ratio which indicates how much cash flow
exists to make the loan payments and potentially have profit remaining.
Figure 7. Examples of Common Financing Sources for ADU Development by
Homeowners

Debt coverage ratio (DCR) is expressed as a ratio of how much net income (after
vacancy and operating expenses like property taxes) is available relative to the debt
(or loan) payment. In the case of the ADU analysis, debt coverage ratio is NOT an
absolute metric of feasibility – the reasons homeowners build an ADU vary substantially.
Some homeowners might build an ADU to house a relative and not require any monthly
income, whereas others might be looking for substantial passive income from their ADU.
To complete this analysis, we used the same types of financial inputs as the residual
land value analysis to arrive at both NOI and total development costs. We then applied
additional assumptions to estimate a typical debt service payment (e.g., amount of the
loan, term of the loan, and interest rates). We then calculated debt service coverage
ratio by dividing the NOI by the debt service payment (see Figure 8).
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Figure 8. Debt Coverage Ratio Calculation (with additional explanatory calculations)
𝐷𝐶𝑅 = 𝑁𝑂𝐼 ÷ 𝐷𝑒𝑏𝑡 𝑆𝑒𝑟𝑣𝑖𝑐𝑒
𝐷𝑒𝑏𝑡 𝑆𝑒𝑟𝑣𝑖𝑐𝑒 = 𝐿𝑜𝑎𝑛 𝑝𝑎𝑦𝑚𝑒𝑛𝑡 𝑓𝑜𝑟 𝑚𝑜𝑠𝑡 𝑜𝑓 𝑡ℎ𝑒 𝑡𝑜𝑡𝑎𝑙 𝑑𝑒𝑣𝑒𝑙𝑜𝑝𝑚𝑒𝑛𝑡 𝑐𝑜𝑠𝑡𝑠
𝑁𝑂𝐼 = 𝑅𝑒𝑛𝑡𝑎𝑙 𝑟𝑒𝑣𝑒𝑛𝑢𝑒 − 𝑜𝑝𝑒𝑟𝑎𝑡𝑖𝑛𝑔 𝑐𝑜𝑠𝑡𝑠 − 𝑣𝑎𝑐𝑎𝑛𝑐𝑦 𝑐𝑜𝑠𝑡𝑠
Figure 9. Pro Forma Assumptions (next page)
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Variable
Assumption
Rent
Studio Apartment
1-br Apartment
2-br Apartment
Towhome rent
Studio ADU
1-br ADU
2-br ADU
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Unit of Measure
$2.65
$2.35
$2.04
$1.45

Per square foot, monthly
Per square foot, monthly
Per square foot, monthly
Per square foot, monthly

$2.60 to $2.70 Per square foot, monthly
$2.30 to $2.40 Per square foot, monthly
$2.00 to $2.10 Per square foot, monthly

Vacancy Rate
Market rate residential
Affordable residential

5% Percent
4% Percent

Operating Expenses
Podium
Wood frame
Townhome
ADU
Development Cost Assumptions
Variable
Construction Cost

30%
20%
10%
$600

Assumption

Podium
Wood frame
Townhome
Lobby / Common space
Studio ADU
1-br ADU
2-br ADU

Percent of net revenue
Percent of net revenue
Percent of net revenue
Per unit, yearly

Unit of Measure
$210
$150
$140
$220
$230 to $295
$200 to $255
$180 to $230

Per square foot
Per square foot
Per square foot
Per square foot
Per square foot
Per square foot
Per square foot

Parking Cost
Podium
Surface

$40,000 Per stall
$5,000 Per stall

Other Development Costs
Soft costs (including permitting)
Contingency fee
Developer fee
Financing Assumptions
Variable

20% to 30% Percent of hard costs
5% Percent of hard and soft costs
5% Percent of development costs

Assumption

Unit of Measure

Loan Assumptions (ADU)
Equity
Debt
Interest Rate
Number of Periods

20% Percent of total cost
80% Percent of total cost
5.5%
30

Target Returns
Residential ROC
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ATTACHMENT B: OVERVIEW OF PLANNING TOOLS
This overview describes how each tool works to support the creation of new affordable
units or to preserve existing units. The tool overviews offer a description for how the tool
works, variations in use, benefits, drawbacks, funding sources, examples, and links to
more information.

Accessory Dwelling Units
How It Works

Accessory dwelling units (ADUs), also referred to as mother-in-law
apartments, carriage house, granny flat, second unit, are selfcontained residential unit that is an accessory use to a single-family
home and is located on the parcel with a single-family home. An ADU
typically contains all the basic facilities needed for living independent
from the primary residence such as a kitchen and bathroom. ADUs
tend to be smaller in size and scale to the primary single-family home.
An ADU can be configured in different ways such as being attached to
a single-family home, above a garage, or detached from the primary
residence. See the examples shown below.

Source: AARP, 2018 ABCs of ADUs Guide and images.

Bonney Lake’s ADU Regulations
•

“Accessory dwelling unit” is a second dwelling unit either in or
added to an existing single-family detached dwelling, or in a
separate structure on the same lot as the primary dwelling for use as
a complete, independent living facility with provision within the
accessory unit for cooking, eating, sanitation, sleeping and entry
separate from that of the main dwelling. Such a dwelling is an
accessory use to the main dwelling. Accessory units are also
commonly known as “mother-in-law” units or “carriage houses.”
(Bonney Lake Code section: 18.04.010, Definitions). The difference
between an ADU, attached to a single-family home, and duplex is
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that the owner has to live on site. Code section 18.22.090 outlines
the main ADU regulations. The owner must occupy the primary
residence for at least six months every year.
•

Zoning: ADUs are allowed in RC-5, R-1, and R-2 zones (Section
18.08.020 Land Use matrix). However, a detached ADU is only
allowed in the R-2 zone or on lots w/ more than 10,000 square feet in
R-1 and RC-5 zones.

•

Lot Coverage: Max lot coverage by impervious surfaces is 60% for R1 and R-2. “Lot coverage” is that portion of a lot which is permitted
to be covered by a building or any part of a building.

•

Permit: An ADU permit required in addition to any required building
permit.

•

Density: One ADU is allowed per legal building lot as an accessory
use to the single-family residence.

•

Size: The maximum size is 1,200 sf and the minimum size is 300 sf if
part of primary residence and 450 sf if separated. The ADU shall not
exceed 40% of the total sf of the primary residence.

•

Building Height: The max building height for a detached ADU is 18
feet.

•

Parking: The City requires one off-street parking space provided for
an ADU with one bedroom and two off-street parking spaces
provided for an ADU with 2+ bedrooms (this is in addition to spots
required for the primary residence) located in a carport, garage, or
designated space. DC, DM, and TOD Overlay: Each ADU, needs 1
off-street parking space in addition to the basic parking
requirements for the primary dwelling unit(s) (Code section
18.22.100).

•

Estimated Impact Fees: The City does not charge any impact fees
and connection charges for ADUs. The only exception is when a
developer wants a separate water meter for the ADU, then they
would be responsible for 77% of the connection charge established
for a new single-family home or $7,003.15. No other fees would be
triggered by adding a water meter.

Sumner’s ADU Regulations
•

“Accessory unit” means a second dwelling unit either in or added to
an existing single-family detached dwelling, or in a separate
accessory structure on the same lot as the main dwelling, for use as
a complete, independent living facility with provision within the
accessory apartment for cooking, eating, sanitation, and sleeping.
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Such a dwelling is an accessory use to the main dwelling. Accessory
units are also commonly known as “mother-in-law” units or “carriage
houses.” (Sumner Code Section 18.04.0035 Accessory Unit). The
owner must occupy primary residence or ADU and must live in
primary residence for at least 6 months per year.
•

Zoning: ADUs are allowed in the low-density residential zones (LDR-4,
LDR-6, LDR-7.2, LDR-8.5, LDR-12). However, LDR-12, is the only zone
that allows detached ADUs.

•

Lot Coverage: Sumner lot coverage ranges from 35 to 45% in LDR
zones. “Lot coverage” means the area of a site covered by
buildings or roofed areas including covered porches and accessory
buildings, measured at the building foundation.

•

Density: One ADU allowed per legal building lot as a subordinate
use to a single-family structure.

•

Size: The maximum size is 800 sf (excluding garage), and minimum is
300 sf if part of primary residence and 450 sf if separated. The ADU
shall not exceed 40% of total sf of the primary residence. ADUs in the
RP zone should be attached to the primary residence except if it is
larger than 8,500 sf or if it is replacing a preexisting detached
structure of at least 400 sf.

•

Parking: The City requires one off-street parking space provided for
an ADU in addition to what exists for the primary residence (1 space
per bedroom).

•

Building Height: In low density zones, the max building height is 16
feet (18 feet when necessary to match roof pitch of principal
structure) for detached ADUs.

•

Estimated Impact Fees: School (no need to average, there is no
residential zoning in the other school district left) – $1,907.50; Parks &
Trail - $1,448.04; Sewer - $2,426.34; Storm (may be changing but this
would be the current rate) - $2,360.67; Traffic (varies, so I averaged
the 3 districts) - $1,405.00; and Water - $4,556.06.

Considerations •

Some communities only allow ADUs that are within or attached to
the main residence and exclude ADUs housed in a separate
structure.

•

Some communities require that the main residence and the ADU
must be owned by the same person and may not be sold
separately.

•

Does it matter whether they are attached or detached ADUs?
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•

How does the 18' building height compare to allowed SF building
heights?

•

Are there additional opportunities to relax the size limitations?

•

Parking space requirements tend to increase the cost of
development and can make the development physically
impossible when taking into account the primary and accessory
parking unit requirements and impervious surface limitations.

•

Does the ADU need to be smaller in size to the primary residence?

•

Does an ADU need to be below 40% of the total sf of the primary
residence?

•

Relax max size of ADUs (1,500 sf) to allow more flexibility?

•

Broadens housing diversity and choices in a broader range of
neighborhoods since it can be offered at a more affordable cost
due to their small size. Although ADUs can be cheaper housing
options, this lower cost is not always the case.

•

Offers additional options for Seniors and younger populations, single
person households, etc.

•

Can be a source of added income to help pay housing expenses.

•

AARP surveyed people 50+ and found, they would consider
creating an ADU to: provide a home for a loved one in need of
care (84%), provide housing for relatives or friends (83%), feel safer
by having someone living nearby (64%, have a space for guests
(69%), increase the value of their home (67%), create a place for a
caregiver to stay (60%), and earn extra income from renting to a
tenant (53%) Source: AARP Home and Community Preferences
Survey, 2018. (AARP Home and Community Preferences Survey,
2018)

•

Can blend into single-family neighborhoods and be a form of
intergenerational housing

•

Be careful with not monitoring or addressing short-term vacation
rental.

•

Can have spillover effects in terms of parking and service and
neighborhood impacts.

•

Seattle: 1 attached ADU and 1 detached ADU in single-family zones
(2 ADUs in total); removes owner-occupancy requirement (min of 1
year of continuous ownership needed to establish 2nd ADU);
removes off-street parking requirement for ADUs; adds an incentive
for affordable housing for creation of a second ADU; and reduced
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min lot size (lots between 3,200 sf and 3,999 sf) to add a detached
ADU; max FAR limit for development in SF zones.

For More
Information

•

Everett: 75% of gross floor area of primary unit, 1 parking space but
can be waived if there is sufficient on-street parking or public transit
access. Variations: some jurisdictions limit whether attached or
detached, some limit number of occupants, parking spaces vary
from 0 to 1 space per bedroom, and some limit unit size.

•

Burien: 2 ADUs on property (1 attached, 1 detached), no more
owner-occupancy requirement, parking requirement waived if
within 1/3 mile of a transit stop

•

Sumner Code: Chapter 18.10 and 18.12
www.codepublishing.com/WA/Sumner/#!/Sumner18/Sumner18.html

•

Bonney Lake Code: www.codepublishing.com/WA/BonneyLake

Multifamily Tax Exemption (MFTE)
How It Works

Through the multifamily tax exemption, a jurisdiction can incent
diverse housing options in urban centers lacking in housing choices or
workforce housing units. Washington State Chapter 84.14 RCW
outlines the existing requirements for implementing a multifamily tax
exemption. Washington cities with a population of 15,000 can adopt
a MFTE program to stimulate new multifamily affordable housing
development in certain designated urban center areas. This program
exempts eligible new construction or rehabilitated housing from
paying property taxes for either an 8-year or 12-year period of time.
(There was previously an option for a 10-year contract as well.) When
a project is approved under a multifamily tax exemption program,
the value of eligible housing improvements is exempted from
property taxes. Only multiple-unit projects with 4 or more units are
eligible for either the 8- or 12-year exemption, and only property
owners who commit to renting or selling at least 20% of these units to
low- and moderate-income households are eligible for the 12-year
exemption.
Sumner’s MFTE Program (Bonney Lake has not established a MFTE
Program)
Code Chapter 3.52 provides the main regulations associated with
Sumner’s Multifamily Property Tax Exemption program. “Multifamily
housing” means a building having 10 or more dwelling units not
designed or used as transient accommodations and not including
hotels and motels. Multifamily units may result from new construction
or rehabilitated or conversion of vacant, underutilized, or
substandard buildings to multifamily housing. “Multifamily property tax
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exemption” means an exemption from ad valorem property taxation
for multifamily housing.
•

For the property to qualify for the 12-year exemption, the
applicant must commit to renting or selling at least 20% of the
multifamily housing units as affordable housing units to low- and
moderate-income households, and the property must satisfy that
commitment and any additional affordability and income
eligibility conditions adopted by the local government under this
chapter. “Low-income household” must be 80% of the median
family income [or lower] adjusted for family size, for the county
where the project is located while a “Moderate-income
household” is between 80 to 115% of the median family income.
(Pierce Countywide Planning policies define low-income housing
as below 80% of the countywide median income and moderateincome is defined as between 80 to 120% of the countywide
median income).

•

The project must be located in the Town Center Plan Area.

•

The project must not displace existing residential tenants of
structures that are proposed for redevelopment. If the property
proposed to be rehabilitated is not vacant, an applicant shall
provide each existing tenant housing of comparable size, quality,
and price and a reasonable opportunity to relocate. 50% of
project space should be residential. New construction of
multifamily housing and rehabilitation improvements must be
completed within 3 years from the date of approval of the
application.

Program
•
Considerations

Geographic areas for where MFTE could be used vary in different
jurisdictions. If working in conjunction with Inclusionary Zoning,
planners should make sure the areas are aligned.

•

MFTE incentives can help offset the costs associated with
Inclusionary Zoning.

•

Evaluate whether rehabilitated units should be eligible and
evaluate whether it would be possible to add other forms of
qualified housing with over four units (as required) such as
quadplexes. The Washington State RCW offers the following
relevant definition: “Multiple-unit housing" means a building
having four or more dwelling units not designed or used as
transient accommodations and not including hotels and motels.
Multifamily units may result from new construction or rehabilitated
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or conversion of vacant, underutilized, or substandard buildings to
multifamily housing.

Benefits

Drawbacks

For More Info

•

Should this be limited to projects producing 10 or more dwelling
units?

•

Consider adding bonus units to help offset costs.

•

Cities should evaluate scenarios for what to require in terms of the
8-year and 10-year program option requirements. The state gives
cities the option to not require affordable units to be set aside
under the 8-year exemption. However, 12-year exemptions must
set aside a minimum of 20% of the units affordable to low and
moderate-income households. The depth of affordability required
for these units can vary slightly under the 12-year program (for
example, a city could require half be set aside as low-income and
moderate income).

•

Tax abatements positively impact the feasibility of projects where
market-rate projects are feasible and can help cross-subsidize the
affordable units.

•

Helps balance out the financial impacts associated with
inclusionary zoning.

•

Requires regular reporting to the state which helps track program
usage.

•

City must weigh the temporary loss of tax revenue against the
potential attraction of new investment in targeted areas.

•

Reduces general fund revenues for all overlapping taxing districts,
which could make it harder to promote the tool to partner
jurisdictions that do not perceive the same project benefits.

•

May provide insufficient incentive to lead to affordability unless
paired with other tools.

•

Sumner Code: Chapter 3.52,
https://www.codepublishing.com/WA/Sumner/#!/Sumner03/Sumn
er0352.html#3.52

•

MFTE overview: http://mrsc.org/Home/ExploreTopics/Planning/Specific-Planning-Subjects-PlanElements/Affordable-Housing-Ordinances-Flexible-Provisions.aspx.

•

Chapter 84.14 RCW:
https://app.leg.wa.gov/rcw/default.aspx?cite=84.14
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•

The 8-year MFTE program option with no affordability requirements
have been implemented in Renton along with Kent and Tukwila though their programs expired.

•

Adopted in 2004, Burien has engaged 8-year, 10-year, and 12year contracts and required affordable units.

•

Redmond’s MFTE program was adopted recently in 2017 as a way
to help offset costs where affordable housing units are required. It
is an optional program in all circumstances; there are no
requirements to use the program. The affordable units created are
for “the life of the project” by recorded contract similar to that
used for inclusionary units. This program exempts property taxes for
qualified housing projects in three urban centers including
Downtown, Overlake Village, and Marymoor Village. Property
owners can apply for an exemption on property taxes on the
residential improvement value of new developments for either 8
or 12 years, in exchange for providing affordable housing.

•

Kirkland Affordable Housing Master Leases and MFTE
Amendments (2019): Kirkland recently has worked on MFTE
ordinance amendments to promote availability of affordable
housing, including reserving around 30 rental units for city and
public sector staff.

•

Tacoma Municipal Code Ch. 6A.110 (2015) offers 8- and 12-year
exemptions for targeted residential areas and for qualified
multifamily housing rehabilitation projects (More information at:
https://cms.cityoftacoma.org/cityclerk/Files/MunicipalCode/Title0
6-TaxandLicenseCode.PDF).

Inclusionary zoning (IZ)
How It Works

Inclusionary zoning provides affordable housing for moderate
income residents in exchange for additional residential development
capacity (i.e., an increase in what the zoning currently allows; and
generally, density, height, floor area ratio or some other benefit).
Over 500 cities in the US use inclusionary zoning. Such a program can
be either voluntary or mandatory. This program often works best in
areas with high density zoning capacity. Several IZ policies are setup
to work in conjunction with MFTE programs.
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In theory, private market-rate development supports some portion of
the cost of the affordable units in an inclusionary project. However,
in almost all cases, public incentives are also required. These
incentives can be regulatory (reduced parking requirements or
density bonuses, for example) or financial (property tax abatements
or other forms of public investment). Funds can come from general
fund, urban renewal, or other municipal sources described in this
report. If density bonuses are offered, analysis should target how
much increased development capacity will offset the added costs
to the housing developer of providing the affordable units.
Program
•
Considerations

Before proposing specific regulatory changes, consider analyzing
the financial feasibility of different development typologies (a.k.a.
prototypes) that could occur in the study area zones (currently
allowed) in comparison to what could occur if proposed zoning
entitlements were changed (changes to the zoning code). Can
analyze the feasibility based on a range of build out scenarios
beginning with the maximum entitlements level and then at
ranges smaller than the maximum. The results from this analysis
can help inform how to best set base entitlements that would be
more financially viable and possibly favorable.

•

Another route for comparing development feasibility and the
impact of incentive zoning specifications across different sites
and prototypes, is residual land value analysis. Residual land
value (RLV) is an estimate of what a developer would be able to
pay for land given 1) the property’s income from rental or sales
revenue, 2) the cost to build as well as to operate the building,
and 3) the investment returns needed to attract capital for the
project. In other words, it is the budget that developers have
remaining for land after all the other development constraints
have been analyzed. An advantage of the RLV approach is that
it does not rely on land prices as an input. Rather, observed land
prices can be compared with the model outputs to help
calibrate the model and ensure it reflects reality. It is therefore a
useful metric for assessing the impacts of changes to the
development code and accompanying development incentives
because these policies principally affect land value, especially in
the short run.

•

Has opportunity to create some new affordable units, especially
in “high-opportunity areas” (high rent) areas with good schools,
jobs, and amenities.

•

Designed to lead to mixed-income projects; helps avoid
economic and racial segregation

Benefits
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•

Can create a revenue source for affordable housing if the
inclusionary program allows fee-in-lieu payments

•

Mandatory: produces affordable units in proportion to
development of market housing and allows for greater dispersion
of affordable units within new apartment development and
residential growth areas. Voluntary: Bonuses may encourage
more development, can be targeted for specific areas and
goals, and potential can be higher if paired with density bonuses.

•

IZ does not work unless market-rate development is feasible.

•

Programs can be administratively difficult to design and
implement. Staff must ensure that tenants comply with incomequalification requirements.

•

If incentives are insufficient to offset program requirements, IZ
may encourage developers to develop less housing or charge
more for the non-zoned housing, pushing up overall rental costs.

•

Overall, evidence of success is mixed and seems largely
dependent on which specific policies are adapted as part of the
IZ policy and how they match the City’s need.

•

Given the structure of Oregon’s program requirements, IZ would
result in relatively few new affordable units being constructed.

•

Mandatory: Requires changes to development which limit where
it is applied; some view the need for affordable housing as a
broader social issue not the responsibility of private developers;
and if too onerous can discourage development. Voluntary: May
not be used and if not carefully calibrated, then affordable units
would not be produced

•

Voluntary requirements, mandatory requirements, or a mix.

•

Some programs give participants the option to contribute funds to
a lieu fee instead of creating affordable housing units.

•

Minimum quantity of affordable units to be provided, usually a
share of a development’s total number of dwelling units. For
example, Sammamish has a sliding scale, based on the
affordability level of the provided housing units. Developers in
Sammamish are also using the City’s affordable housing “bonus
pool” to produce more units.

•

Household income of Affordable Units: Typically consists of
housing units below 80% AMI with more incentives for low-income
versus moderate-income households.
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•

Time period for units to remain affordable. Redmond requires
affordability for the life of the project while Issaquah requires those
units to remain affordable for a minimum of 50 years.

•

Geographic Area: Typically limited to designated urban center
areas although they may be applied throughout your community.

Examples
•

Bellevue and Mercer Island’s IZ programs are voluntary. Kenmore
and Redmond’s IZ programs are mandated. Kirkland and
Newcastle’s IZ programs are both voluntary and mandated.

•

Adopted in 1994, Redmond’s IZ regulation applies to all new
residential and mixed-use developments with over 10 units. The
provision requires 10% of dwellings units be affordable (80% AMI or
less) or 5% be affordable at 50% AMI or less. In addition, one bonus
market-rate unit is permitted for each affordable housing unit (at
a minimum) up to 15% above the maximum allowed density.
Multifamily properties could be eligible for MFTE. The affordable
housing units and, if applicable, any bonus market-rate units
should not be included in the total number of the housing units
when determining the number of required affordable housing
units. Units are required to be affordable for the life of the project.
(RZC Affordable Housing 21.20). The program has produced an
estimated 709 affordable units, as of July 2020.

For More Information:
•

MSRC Background Information: http://mrsc.org/Home/StayInformed/MRSC-Insight/November-2016/Inclusionary-Zoning-forAffordable-Housing

•

WA State law: RCW 36.70A.540 gives authority for GMA cities and
counties to establish requirements and outlines circumstances for
the inclusion of affordable housing to be mandated Another
policy to review is: WAC 365-196-870(2) which allows local
government to require a minimum number of affordable housing
units that must be provided by all residential developments in
areas where the City or county decides to increase residential
capacity.
https://apps.leg.wa.gov/RCW/default.aspx?cite=36.70A.540

•

In 2016, the Oregon Legislature passed Senate Bill 1533 which
allows for a jurisdiction to implement an inclusionary zoning policy
if it meets certain requirements. These requirements relate to the
income at which the units are affordable (80% MFI or 60% MFI), the
percent of the project set aside as affordable (no greater than
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20% of the project), the size of the projects (only if greater than 20
units) and the requirement for both an in-lieu fee option and
incentive package.
http://www.oregon.gov/LCD/docs/legislative/landusebills2016.pdf
and https://www.portlandoregon.gov/phb/72291

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

P A G E | 193

HOUSING ACTION PLAN – APPENDIX 3: BONNEY LAKE POLICY TABLE

TABLE OF CONTENTS
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Element

Policy
#

2.2

Community
Development
Element
9.11

10.1

Policy Text

Encourage the development of
mixed-use, senior housing, high
density residential, and public
services uses such as education,
health care, libraries, childcare,
governmental facilities in the
centers to create vibrant activity
nodes, provide housing choices,
advance sustainable
development principles, support
transit, and preserve the City’s
existing residential
neighborhoods.
Redevelop Bonney Lake’s underdeveloped or vacant sites in a
manner that balances providing
an array of housing, jobs, retail,
recreational, and entertainment
opportunities, with the need to
respect the scale and form of
surrounding properties and
neighborhoods
Encourage the development of
a diverse and high-quality
housing stock that provides a
range of housing types (including
family and larger-sized units) to
accommodate the diverse
needs of Bonney Lake’s residents
through changes in age, family
size, and various life changes.
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Element

Policy
#

10.2

10.3

10.4

10.5

10.7

Policy Text

Encourage the development of
special-needs housing, especially
for seniors, such as independent
living facilities, various degrees of
assisted living facilities, and skilled
nursing care facilities.
Actively promote community
awareness and education
campaigns regarding affordable
housing in order to engender
acceptance throughout the
community.
Explore methods and
partnerships to reduce the costs
associated with developing
housing
Ensure that there is a sufficient
supply of housing affordable to
all income levels by maintaining
a supply of housing that is
currently affordable to medianincome, low income and very
low-income households, and
work to increase the supply of
housing affordable to households
within Bonney Lake that make
eighty percent (80%) of the
Pierce County Median Income
by 702 housing units.
Allow the use of recreational
vehicles (RVs) as a primary
residence within mobile home
parks when all applicable
regulations can be satisfied
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Element

Policy
#

10.8

10.9

Bonney Lake
Centers Plan

CP1.1

Policy Text

Allow manufactured homes in all
residential zones that allow
single-family residences
Regulate residential structures
occupied by persons with
handicaps no differently than
similar residential structures
occupied by a family or
unrelated individuals.
Adopt land use and zoning that
supports housing and
employment growth within the
centers.
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Element

Land
Use

SubElement

Commuter
Rail /
Regional
Transit

Policy
#

1.6

3.5

Community
Character Element

3.9

Policy Text

Promote the use of the
Sounder commuter train by
the entire Sumner
community. Provide housing
near the train station for
households desiring the
close transit availability, and
provide services and
businesses that cater to
residents and train
commuters
Subject to design review,
encourage infill residential
development in the
Downtown, such as “mixed
use buildings” (multifamily
units above ground-floor
commercial), and “mixed
use developments”
(combination mixed use
buildings and separate
residential buildings on the
same parcel), in order to
allow for an active
community core.
Encourage more housing in
and near Downtown to
strengthen Downtown
businesses, take advantage
of the commuter train, offer
a range of housing in the
community, and provide an
active, social character.
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Element

SubElement

Policy
#

1.4

1.4.3

1.5
Housing

1.6

Policy Text

In order to balance the
protection of viable
neighborhoods and the
need to provide for a range
of housing to all life stages
and economic segments,
allow for accessory units in
single-family neighborhoods.
Review development
regulations for obstacles to
permitting accessory
dwelling units.
Accommodate local nonprofit housing agencies'
efforts to purchase and
rehabilitate housing to meet
affordable housing needs
and special needs of the
community
Multi-family housing outside
the Town Center area,
should be “ground related”
where the individual housing
unit entries are close to the
ground and allows direct
access to private groundlevel usable open space.
Examples of ground-related
dwellings include singlefamily detached, single
family semi-attached,
cottages, tandem houses,
and townhouses. This does
not include mixed use
commercial/residential
buildings or “housing for the
aged” such as assisted living
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Element

SubElement

Policy
#

Policy Text

Single
Family
Housing

Duplex

TABLE OF CONTENTS

Townhomes

MultiFamily

Accessory
Dwelling
Units

Affordable
Housing

Senior
Housing

Tiny
Housing

X

X

facilities, continued care
communities, board and
care homes, hospices or
nursing homes.

2.1

2.1.1

2.2

Strive to meet the City's fair
share of housing needs by
planning that 25% of the
growth population
allocation is satisfied
through affordable housing.
Develop a housing strategy
to implement fair share
objectives. It shall include
an inventory of affordable
housing, an analysis of
Sumner’s fair share as
compared to surrounding
cities, and a phased
approach to meet the
community’s fair share
housing allocation.
Milestone dates and interim
objectives shall be
established to allow for
progress in meeting the
overall fair share targets. The
housing strategy should be
completed by December
2017.
Plan for an adequate supply
of land in appropriate land
use designations and zoning
categories to
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Element

SubElement

Policy
#

Policy Text
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Single
Family
Housing

Duplex

Townhomes

MultiFamily

Accessory
Dwelling
Units

Affordable
Housing

Senior
Housing

Tiny
Housing

X

X

X

X

X

X

X

X

X

X

X

X

X

accommodate projected
household growth.

2.2.1

2.2.3

2.3

2.3.2

2.3.3

Through the Comprehensive
Plan, Zoning Code, and
Subdivision code, and
Design Guidelines allow for
a variety of housing types
and lot configurations
including multi-family
housing, mixed use
development, cluster
development, zero-lot line
and similar subdivisions,
planned unit development,
and non-traditional housing
forms such as adult family
homes.
Allow for accessory units in
low density residential
districts.
Encourage a variety of
housing available to all
economic segments of the
community
Review the City's
administrative procedures
and streamline the permit
process for affordable
housing developments.
Consider implementing
strategies such as an
inclusionary housing
program, minimum
densities, density bonuses,
adaptive re-use, and others
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Element

SubElement

Policy
#

Policy Text

Single
Family
Housing

Duplex

TABLE OF CONTENTS

Townhomes

MultiFamily

Accessory
Dwelling
Units

Affordable
Housing

Senior
Housing

Tiny
Housing

Other

to promote affordable
housing

2.3.4

2.3.6

2.3.7

2.4

2.5

2.6

Promote the development
of senior housing units in
proximity to needed
services.
Consider participation in the
preparation of applications
for federal or state housing
funds.
Identify and catalogue real
property owned by the City
that is no longer required for
its purposes and is suitable
for the development of
affordable housing for very
low to moderate income
households. The inventory
shall be provided to the
state Department of
Commerce annually in
accordance with state law.
Provide for a jobs and
housing relationship that
satisfies the local need for
housing and affordability.
Promote fair and equal
access to housing for all
persons in accordance with
state law.
Make a biennial report to
the City Council and the
Pierce County Regional
Council regarding the
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Element

SubElement

Policy
#

Policy Text

Single
Family
Housing

Duplex

TABLE OF CONTENTS

Townhomes

MultiFamily

Accessory
Dwelling
Units

Affordable
Housing

Senior
Housing

Tiny
Housing

progress made in meeting
community housing needs.

2.7

2.8

4.1

4.2

4.3

Plan for a standard density
of 30 dwelling units per acre
in Central Business District
and General Commercial
zones and 40 dwelling units
per acre in the Mixed Use
Development zone within
the Town Center.
Provide incentives for
developing senior housing in
the downtown such as
permit fee waivers and
reductions and parking
requirement reductions.
Promote the construction of
housing stock in the town
center by at least 350-500
dwelling units by 2035.
Examine higher density in
West Sumner through the
review of existing
development patterns and
desires of neighborhoods to
consider allowing higher
densities.
Work with property owners
and developers to promote
increased housing on
strategic properties in the
town center.
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Element

SubElement

Policy
#

4.4

1.13

Economic
Development
Element
5.5

5.13

Policy Text

Duplex

Townhomes

MultiFamily

Accessory
Dwelling
Units

Affordable
Housing

Senior
Housing

Tiny
Housing

Encourage land assembly
allowing for feasible and
attractive housing or mixed
housing/commercial
developments. Waive
permit fees associated with
lot consolidation such as lot
line adjustments. Facilitate
matching compatible
owners that can work jointly
to consolidate and
sell/develop.
Create a document that
compiles initiatives and
activities that can be
undertaken to promote
economic development in
the Downtown including
infrastructure improvements,
events, and housing
initiatives.
Encourage more housing in
and near Downtown to
strengthen Downtown
businesses that will in turn
offer goods and services for
residents.
Create 300-500 new housing
units in the town center in
close proximity to the train
station and existing
businesses.
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Element

SubElement

Policy
#

Policy Text

5.15

Encourage more mixed
commercial/service/housing
uses in the Town Center,
along Traffic and Fryer
Avenues. Reduce light
industrial zoning in the Town
Center in favor or mixed-use
zoning.
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ORDINANCE NO. 
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF BONNEY
LAKE, PIERCE COUNTY, WASHINGTON, ADOPTING THE BONNEY
LAKE – SUMNER HOUSING ACTION PLAN.
WHEREAS, the City in partnership with the City of Sumner received Dgrant in 2019
from the Department of Commerce to prepare a joint housing action plan for the Cities of
Bonney Lake and Sumner; and
WHEREAS, the housing action plan was developed to achieve goal CD-10 of the
City’s comprehensive plan, Bonney Lake 2035, which provides that it is the City’s objective to
haveD variety of housing options that is affordable to all of Bonney Lake residents; and
WHEREAS, as part of the housing action plan the City prepared a housing needs
analysis which demonstrated that the City needs to develop a more diverse mix of housing types
and housing that is affordable to households making 80% or less of the household area median
income; and
WHEREAS, the housing action plan provides a number of strategies to address the
issues identified in housing needs assessment;
NOW THEREFORE, THE CITY COUNCIL OF THE CITY OF BONNEY LAKE,
WASHINGTON, DO ORDAIN AS FOLLOWS:
Section 1. Findings of facts and conclusions. The findings of fact and conclusions
attached as Attachment A and the analysis contained in staff report attached as Attachment B are
adopted in full by the City Council in support of its decision.
Section 2. Housing Action Plan. The City Council adopts the Bonney Lake – Sumner
Housing Action Plan included as Attachment C.
Section 3. Effective Date. This Ordinance shall take effect five (5) days after its
passage, approval, and publication as required by law.
PASSED by the City Council and approved by the Mayor this WK day of -XQH, 2021.

___________________________
Neil Johnson, Mayor
AUTHENTICATED:
________________________________
Harwood T. Edvalson, City Clerk
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RESOLUTION NO. 1583
CITY OF SUMNER, WASHINGTON
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SUMNER, WASHINGTON,
ADOPTING THE 2021 HOUSING ACTION PLAN.
WHEREAS, there is a housing affordability crisis impacting the State of Washington as housing
production between 2000-2015 was underproduced by approximately 225,000 units; and
WHEREAS, the four-county region (Pierce, King, Snohomish, and Kitsap) is projected to grow by
1.8 million people by 2050, and action must be taken consistent with the regional growth plan, VISION 2050,
as it relates to affordable housing; and
WHEREAS, the City of Sumner is experiencing, along with the Puget Sound Region, a housing
affordability crisis with approximately 37% of households between 2014-2018 being cost-burdened (paying
more than 30% of their gross household income toward housing) with low to moderate income households
being disproportionately impacted; and
WHEREAS, approximately 85% of renters above the age of 65 were cost-burdened in Sumner as of
2014-18 and there are only 63 low-income, rent restricted housing units in Sumner; and
WHEREAS, the City of Sumner has seen an increase in housing prices where between 2000 and
2019 median sales prices increased by 69% from $235,820 to $398,989; and
WHEREAS, the City of Sumner housing stock has limited diversity and is largely composed of
single-family detached housing (67% of total) with smaller shares of other types of housing including 15%
single-family attached, 9% manufactured homes, and 9% multifamily housing units; and
WHEREAS, the Washington State Legislature passed House Bill (HB)1923 during the 2019
legislative session to provide grant funds to develop Housing Action Plans (HAP); and
WHEREAS, the Cities of Sumner and Bonney Lake received a $150,000 grant from the Department
of Commerce for developing a joint Housing Action Plan which included completing a Housing Needs
Assessment (HNA); and
WHEREAS, the Housing Action Plan, in accordance with HB 1923, does the following: 1)
quantifies existing and projected housing needs for all income levels, including extremely low-income
households; 2) develops strategies to increase the supply of housing, and variety of housing types; 3) analyzes
population and employment trends, with documentation of projections; 4) considers strategies to minimize
displacement of low-income residents resulting from redevelopment; 5) reviews and evaluates the current
housing policies; 6) provides for participation and input from community members, community groups, local
builders, local realtors, nonprofit housing advocates, and local religious groups; and 7) includes a schedule
of programs and actions to implement the recommendations of the housing action plan; and
WHEREAS, the Housing Action Plan contains strategies and recommended action steps that can be
taken to increase the diversity, availability, and production of affordable housing units; and
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WHEREAS, the Cities of Sumner and Bonney Lake developed a wide range of public engagement
options including creating an Advisory Committee and an online website containing information, videos,
recordings, and other pertinent information for the public to comment and engage in the project; and
WHEREAS, the Advisory Committee met on July 22, 2020, September 9, 2020 and December 9,
2020 to discuss and provide valuable input on the HAP and HNA documents and process; and
WHEREAS, a Determination of Non-Significance (DNS) was issued jointly by the Cities of Bonney
Lake and Sumner on March 17, 2021 in compliance with the State Environmental Policy Act (SEPA) and
the grant requirements; and
WHEREAS, the City of Sumner advertised and had a public comment period open on the Draft
HAP from November 30, 2020 to January 15, 2021; and
WHEREAS, the Planning Commission held a duly advertised public hearing on March 4, 2021 on
the Housing Action Plan and on April 1, 2021 voted unanimously recommending the City Council adopt the
HAP with the condition that implementation actions be prioritized following adoption; and
WHEREAS, the City Council was briefed on the Housing Action Plan on June 22, 2020 and was
presented the Planning Commission recommendation on April 12, 2021 and discussed and had opportunity
to ask questions of staff and consultants.
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
SUMNER, WASHINGTON, AS FOLLOWS:
Section 1. The City Council hereby adopts the City of Sumner Housing Action Plan, 2021 as shown and
attached hereto in Exhibit A.
Section 2. Corrections by City Clerk or Code Reviser. Upon approval of the city attorney, the city
clerk and the code reviser are authorized to make necessary corrections to this resolution, including but
not limited to the correction of clerical errors; or references to other local, state, or federal laws, codes,
rules, or regulations.
ADOPTED AND APPROVED this 3rd day of May, 2021.

Mayor William L. Pugh
ATTEST:

Michelle Converse, CMC
APPROVED AS TO FORM:

City Attorney Andrea Marquez
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AN ACT Relating to increasing urban residential building
capacity; amending RCW 36.70A.030, 43.21C.420, and 36.70A.490; adding
new sections to chapter 36.70A RCW; adding new sections to chapter
43.21C RCW; adding a new section to chapter 35.21 RCW; adding a new
section to chapter 35A.21 RCW; adding a new section to chapter 36.22
RCW; providing an effective date; and declaring an emergency.
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BE IT ENACTED BY THE LEGISLATURE OF THE STATE OF WASHINGTON:
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NEW SECTION. Sec. 1. A new section is added to chapter 36.70A
RCW to read as follows:
(1) A city planning pursuant to RCW 36.70A.040 is encouraged to
take the following actions in order to increase its residential
building capacity:
(a) Authorize development in one or more areas of not fewer than
five hundred acres that include at least one train station served by
commuter rail or light rail with an average of at least fifty
residential units per acre that require no more than an average of
one on-site parking space per two bedrooms in the portions of
multifamily zones that are located within the areas;
(b) Authorize development in one or more areas of not fewer than
five hundred acres in cities with a population greater than forty
thousand or not fewer than two hundred fifty acres in cities with a
p. 1
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population less than forty thousand that include at least one bus
stop served by scheduled bus service of at least four times per hour
for twelve or more hours per day with an average of at least twentyfive residential units per acre that require no more than an average
of one on-site parking space per two bedrooms in portions of the
multifamily zones that are located within the areas;
(c) Authorize at least one duplex, triplex, or courtyard
apartment on each parcel in one or more zoning districts that permit
single-family
residences
unless
a
city
documents
a
specific
infrastructure
of
physical
constraint
that
would
make
this
requirement unfeasible for a particular parcel;
(d) Authorize cluster zoning or lot size averaging in all zoning
districts that permit single-family residences;
(e) Authorize attached accessory dwelling units on all parcels
containing single-family homes where the lot is at least three
thousand two hundred square feet in size, and permit both attached
and detached accessory dwelling units on all parcels containing
single-family homes, provided lots are at least four thousand three
hundred fifty-six square feet in size. Qualifying city ordinances or
regulations may not provide for on-site parking requirements, owner
occupancy requirements, or square footage limitations below one
thousand square feet for the accessory dwelling unit, and must not
prohibit the separate rental or sale of accessory dwelling units and
the primary residence. Cities must set applicable impact fees at no
more than the projected impact of the accessory dwelling unit. To
allow local flexibility, other than these factors, accessory dwelling
units may be subject to such regulations, conditions, procedures, and
limitations as determined by the local legislative authority, and
must follow all applicable state and federal laws and local
ordinances;
(f) Adopt a subarea plan pursuant to RCW 43.21C.420;
(g) Adopt a planned action pursuant to RCW 43.21C.440(1)(b)(ii),
except that an environmental impact statement pursuant to RCW
43.21C.030 is not required for such an action;
(h) Adopt increases in categorical exemptions pursuant to RCW
43.21C.229 for residential or mixed-use development;
(i) Adopt a form-based code in one or more zoning districts that
permit residential uses. "Form-based code" means a land development
regulation that uses physical form, rather than separation of use, as
the organizing principle for the code;
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(j) Authorize a duplex on each corner lot within all zoning
districts that permit single-family residences;
(k) Allow for the division or redivision of land into the maximum
number of lots through the short subdivision process provided in
chapter 58.17 RCW; and
(l) Authorize a minimum net density of six dwelling units per
acre in all residential zones, where the residential development
capacity will increase within the city.
(2) A city planning pursuant to RCW 36.70A.040 may adopt a
housing action plan as described in this subsection. The goal of any
such housing plan must be to encourage construction of additional
affordable and market rate housing in a greater variety of housing
types and at prices that are accessible to a greater variety of
incomes, including strategies aimed at the for-profit single-family
home market. A housing action plan may utilize data compiled pursuant
to section 3 of this act. The housing action plan should:
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(a) Quantify existing and projected housing needs for all income
levels, including extremely low-income households, with documentation
of
housing
and
household
characteristics,
and
cost-burdened
households;
(b) Develop strategies to increase the supply of housing, and
variety of housing types, needed to serve the housing needs
identified in (a) of this subsection;
(c) Analyze population and employment trends, with documentation
of projections;
(d) Consider strategies to minimize displacement of low-income
residents resulting from redevelopment;
(e) Review and evaluate the current housing element adopted
pursuant to RCW 36.70A.070, including an evaluation of success in
attaining planned housing types and units, achievement of goals and
policies, and implementation of the schedule of programs and actions;
(f) Provide for participation and input from community members,
community groups, local builders, local realtors, nonprofit housing
advocates, and local religious groups; and
(g) Include a schedule of programs and actions to implement the
recommendations of the housing action plan.
(3) If adopted by April 1, 2021, ordinances, amendments to
development regulations, and other nonproject actions taken by a city
to implement the actions specified in subsection (1) of this section,
with the exception of the action specified in subsection (1)(f) of
p. 3
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this section, are not subject to administrative or judicial appeal
under chapter 43.21C RCW.
(4) Any action taken by a city prior to April 1, 2021, to amend
their comprehensive plan, or adopt or amend ordinances or development
regulations, solely to enact provisions under subsection (1) of this
section is not subject to legal challenge under this chapter.
(5) In taking action under subsection (1) of this section, cities
are encouraged to utilize strategies that increase residential
building capacity in areas with frequent transit service and with the
transportation
and
utility
infrastructure
that
supports
the
additional residential building capacity.
(6) A city with a population over twenty thousand that is
planning to take at least two actions under subsection (1) of this
section, and that action will occur between the effective date of
this section and April 1, 2021, is eligible to apply to the
department for planning grant assistance of up to one hundred
thousand dollars, subject to the availability of funds appropriated
for that purpose. The department shall develop grant criteria to
ensure that grant funds awarded are proportionate to the level of
effort proposed by a city, and the potential increase in housing
supply or regulatory streamlining that could be achieved. Funding may
be provided in advance of, and to support, adoption of policies or
ordinances consistent with this section. A city can request, and the
department may award, more than one hundred thousand dollars for
applications that demonstrate extraordinary potential to increase
housing supply or regulatory streamlining.
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(7) A city seeking to develop a housing action plan under
subsection (2) of this section is eligible to apply to the department
for up to one hundred thousand dollars.
(8) The department shall establish grant award amounts under
subsections (6) and (7) of this section based on the expected number
of cities that will seek grant assistance, to ensure that all cities
can receive some level of grant support. If funding capacity allows,
the department may consider accepting and funding applications from
cities with a population of less than twenty thousand if the actions
proposed in the application will create a significant amount of
housing capacity or regulatory streamlining and are consistent with
the actions in this section.
(9) In implementing this act, cities are encouraged to prioritize
the creation of affordable, inclusive neighborhoods and to consider
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the risk of residential displacement, particularly in neighborhoods
with communities at high risk of displacement.
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Sec. 2.
RCW 36.70A.030 and 2017 3rd sp.s. c 18 s 2 are each
amended to read as follows:
Unless the context clearly requires otherwise, the definitions in
this section apply throughout this chapter.
(1) "Adopt a comprehensive land use plan" means to enact a new
comprehensive land use plan or to update an existing comprehensive
land use plan.
(2) "Agricultural land" means land primarily devoted to the
commercial production of horticultural, viticultural, floricultural,
dairy, apiary, vegetable, or animal products or of berries, grain,
hay, straw, turf, seed, Christmas trees not subject to the excise tax
imposed by RCW 84.33.100 through 84.33.140, finfish in upland
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hatcheries,
or
livestock,
and
that
has
long-term
commercial
significance for agricultural production.
(3) "City" means any city or town, including a code city.
(4) "Comprehensive land use plan," "comprehensive plan," or
"plan" means a generalized coordinated land use policy statement of
the governing body of a county or city that is adopted pursuant to
this chapter.
(5) "Critical areas" include the following areas and ecosystems:
(a) Wetlands; (b) areas with a critical recharging effect on aquifers
used for potable water; (c) fish and wildlife habitat conservation
areas; (d) frequently flooded areas; and (e) geologically hazardous
areas. "Fish and wildlife habitat conservation areas" does not
include such artificial features or constructs as irrigation delivery
systems, irrigation infrastructure, irrigation canals, or drainage
ditches that lie within the boundaries of and are maintained by a
port district or an irrigation district or company.
(6) "Department" means the department of commerce.
(7) "Development regulations" or "regulation" means the controls
placed on development or land use activities by a county or city,
including, but not limited to, zoning ordinances, critical areas
ordinances, shoreline master programs, official controls, planned
unit development ordinances, subdivision ordinances, and binding site
plan ordinances together with any amendments thereto. A development
regulation does not include a decision to approve a project permit
application, as defined in RCW 36.70B.020, even though the decision
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may be expressed in a resolution or ordinance of the legislative body
of the county or city.
(8) "Forestland" means land primarily devoted to growing trees
for long-term commercial timber production on land that can be
economically and practically managed for such production, including
Christmas trees subject to the excise tax imposed under RCW 84.33.100
through 84.33.140, and that has long-term commercial significance. In
determining whether forestland is primarily devoted to growing trees
for long-term commercial timber production on land that can be
economically and practically managed for such production, the
following factors shall be considered: (a) The proximity of the land
to urban, suburban, and rural settlements; (b) surrounding parcel
size and the compatibility and intensity of adjacent and nearby land
uses; (c) long-term local economic conditions that affect the ability
to manage for timber production; and (d) the availability of public
facilities and services conducive to conversion of forestland to
other uses.
(9) "Freight rail dependent uses" means buildings and other
infrastructure that are used in the fabrication, processing, storage,
and transport of goods where the use is dependent on and makes use of
an adjacent short line railroad. Such facilities are both urban and
rural development for purposes of this chapter. "Freight rail
dependent uses" does not include buildings and other infrastructure
that are used in the fabrication, processing, storage, and transport
of coal, liquefied natural gas, or "crude oil" as defined in RCW
90.56.010.
(10) "Geologically hazardous areas" means areas that because of
their susceptibility to erosion, sliding, earthquake, or other
geological events, are not suited to the siting of commercial,
residential, or industrial development consistent with public health
or safety concerns.
(11) "Long-term commercial significance" includes the growing
capacity, productivity, and soil composition of the land for longterm commercial production, in consideration with the land's
proximity to population areas, and the possibility of more intense
uses of the land.
(12) "Minerals" include gravel, sand, and valuable metallic
substances.
(13) "Public facilities" include streets, roads, highways,
sidewalks, street and road lighting systems, traffic signals,
p. 6
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domestic water systems, storm and sanitary sewer systems, parks and
recreational facilities, and schools.
(14) "Public services" include fire protection and suppression,
law enforcement, public health, education, recreation, environmental
protection, and other governmental services.
(15) "Recreational land" means land so designated under RCW
36.70A.1701 and that, immediately prior to this designation, was
designated as agricultural land of long-term commercial significance
under RCW 36.70A.170. Recreational land must have playing fields and
supporting facilities existing before July 1, 2004, for sports played
on grass playing fields.
(16) "Rural character" refers to the patterns of land use and
development established by a county in the rural element of its
comprehensive plan:
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(a) In which open space, the natural landscape, and vegetation
predominate over the built environment;
(b) That foster traditional rural lifestyles, rural-based
economies, and opportunities to both live and work in rural areas;
(c) That provide visual landscapes that are traditionally found
in rural areas and communities;
(d) That are compatible with the use of the land by wildlife and
for fish and wildlife habitat;
(e) That reduce the inappropriate conversion of undeveloped land
into sprawling, low-density development;
(f) That generally do not require the extension of urban
governmental services; and
(g) That are consistent with the protection of natural surface
water flows and groundwater and surface water recharge and discharge
areas.
(17) "Rural development" refers to development outside the urban
growth area and outside agricultural, forest, and mineral resource
lands designated pursuant to RCW 36.70A.170. Rural development can
consist of a variety of uses and residential densities, including
clustered residential development, at levels that are consistent with
the preservation of rural character and the requirements of the rural
element. Rural development does not refer to agriculture or forestry
activities that may be conducted in rural areas.
(18) "Rural governmental services" or "rural services" include
those public services and public facilities historically and
typically delivered at an intensity usually found in rural areas, and
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may include domestic water systems, fire and police protection
services, transportation and public transit services, and other
public utilities associated with rural development and normally not
associated with urban areas. Rural services do not include storm or
sanitary sewers, except as otherwise authorized by RCW 36.70A.110(4).
(19) "Short line railroad" means those railroad lines designated
class II or class III by the United States surface transportation
board.
(20) "Urban governmental services" or "urban services" include
those public services and public facilities at an intensity
historically and typically provided in cities, specifically including
storm and sanitary sewer systems, domestic water systems, street
cleaning services, fire and police protection services, public
transit services, and other public utilities associated with urban
areas and normally not associated with rural areas.
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(21) "Urban growth" refers to growth that makes intensive use of
land for the location of buildings, structures, and impermeable
surfaces to such a degree as to be incompatible with the primary use
of land for the production of food, other agricultural products, or
fiber, or the extraction of mineral resources, rural uses, rural
development, and natural resource lands designated pursuant to RCW
36.70A.170. A pattern of more intensive rural development, as
provided in RCW 36.70A.070(5)(d), is not urban growth. When allowed
to spread over wide areas, urban growth typically requires urban
governmental services. "Characterized by urban growth" refers to land
having urban growth located on it, or to land located in relationship
to an area with urban growth on it as to be appropriate for urban
growth.
(22) "Urban growth areas" means those areas designated by a
county pursuant to RCW 36.70A.110.
(23) "Wetland" or "wetlands" means areas that are inundated or
saturated by surface water or groundwater at a frequency and duration
sufficient to support, and that under normal circumstances do
support, a prevalence of vegetation typically adapted for life in
saturated soil conditions. Wetlands generally include swamps,
marshes, bogs, and similar areas. Wetlands do not include those
artificial wetlands intentionally created from nonwetland sites,
including, but not limited to, irrigation and drainage ditches,
grass-lined
swales,
canals,
detention
facilities,
wastewater
treatment facilities, farm ponds, and landscape amenities, or those
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wetlands created after July 1, 1990, that were unintentionally
created as a result of the construction of a road, street, or
highway. Wetlands may include those artificial wetlands intentionally
created from nonwetland areas created to mitigate conversion of
wetlands.
(24) "Affordable housing" means, unless the context clearly
indicates otherwise, residential housing whose monthly costs,
including utilities other than telephone, do not exceed thirty
percent of the monthly income of a household whose income is:
(a) For rental housing, sixty percent of the median household
income adjusted for household size, for the county where the
household is located, as reported by the United States department of
housing and urban development; or
(b) For owner-occupied housing, eighty percent of the median
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household income adjusted for household size, for the county where
the household is located, as reported by the United States department
of housing and urban development.
(25) "Extremely low-income household" means a single person,
family, or unrelated persons living together whose adjusted income is
at or below thirty percent of the median household income adjusted
for household size, for the county where the household is located, as
reported by the United States department of housing and urban
development.
(26) "Low-income household" means a single person, family, or
unrelated persons living together whose adjusted income is at or
below eighty percent of the median household income adjusted for
household size, for the county where the household is located, as
reported by the United States department of housing and urban
development.
(27) "Permanent supportive housing" is subsidized, leased housing
with no limit on length of stay, paired with on-site or off-site
voluntary services designed to support a person living with a
disability to be a successful tenant in a housing arrangement,
improve the resident's health status, and connect residents of the
housing with community-based health care, treatment, and employment
services.
(28) "Very low-income household" means a single person, family,
or unrelated persons living together whose adjusted income is at or
below fifty percent of the median household income adjusted for
household size, for the county where the household is located, as
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NEW SECTION. Sec. 3. A new section is added to chapter 36.70A
RCW to read as follows:
The Washington center for real estate research at the University
of Washington shall produce a report every two years that compiles
housing supply and affordability metrics for each city planning under
RCW 36.70A.040 with a population of ten thousand or more. The initial
report, completed by October 15, 2020, must be a compilation of
objective criteria relating to development regulations, zoning,
income, housing and rental prices, housing affordability programs,
and other metrics relevant to assessing housing supply and
affordability for all income segments, including the percentage of
cost-burdened households, of each city subject to the report required
by this section. The report completed by October 15, 2022, must also
include data relating to actions taken by cities under this act. The
report completed by October 15, 2024, must also include relevant data
relating to buildable lands reports prepared under RCW 36.70A.215,
where applicable, and updates to comprehensive plans under this
chapter. The Washington center for real estate research shall
collaborate with the Washington housing finance commission and the
office of financial management to develop the metrics compiled in the
report. The report must be submitted, consistent with RCW 43.01.036,
to the standing committees of the legislature with jurisdiction over
housing issues and this chapter.
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NEW SECTION. Sec. 4. A new section is added to chapter 43.21C
RCW to read as follows:
If adopted by April 1, 2021, amendments to development
regulations and other nonproject actions taken by a city to implement
section 1 (1) or (4) of this act, with the exception of the action
specified in section 1(1)(f) of this act, are not subject to
administrative or judicial appeals under this chapter.
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NEW SECTION. Sec. 5. A new section is added to chapter 36.70A
RCW to read as follows:
In counties and cities planning under RCW 36.70A.040, minimum
residential parking requirements mandated by municipal zoning
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ordinances for housing units constructed after July 1, 2019, are
subject to the following requirements:
(1) For housing units that are affordable to very low-income or
extremely low-income individuals and that are located within onequarter mile of a transit stop that receives transit service at least
four times per hour for twelve or more hours per day, minimum
residential parking requirements may be no greater than one parking
space per bedroom or .75 space per unit. A city may require a
developer to record a covenant that prohibits the rental of a unit
subject to this parking restriction for any purpose other than
providing for housing for very low-income or extremely low-income
individuals. The covenant must address price restrictions and
household income limits and policies if the property is converted to
a use other than for low-income housing. A city may establish a
requirement for the provision of more than one parking space per
bedroom or .75 space per unit if the jurisdiction has determined a
particular housing unit to be in an area with a lack of access to
street parking capacity, physical space impediments, or other reasons
supported by evidence that would make on-street parking infeasible
for the unit.
(2) For housing units that are specifically for seniors or people
with disabilities, that are located within one-quarter mile of a
transit stop that receives transit service at least four times per
hour for twelve or more hours per day, a city may not impose minimum
residential parking requirements for the residents of such housing
units, subject to the exceptions provided in this subsection. A city
may establish parking requirements for staff and visitors of such
housing units. A city may establish a requirement for the provision
of one or more parking space per bedroom if the jurisdiction has
determined a particular housing unit to be in an area with a lack of
access to street parking capacity, physical space impediments, or
other reasons supported by evidence that would make on-street parking
infeasible for the unit. A city may require a developer to record a
covenant that prohibits the rental of a unit subject to this parking
restriction for any purpose other than providing for housing for
seniors or people with disabilities.

37
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NEW SECTION. Sec. 6.
RCW to read as follows:

A new section is added to chapter 43.21C
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(1) A project action pertaining to residential, multifamily, or
mixed use development evaluated under this chapter by a city or town
planning under RCW 36.70A.040 is exempt from appeals under this
chapter on the basis of the evaluation of or impacts to
transportation elements of the environment, so long as the project
does not present significant adverse impacts to the state-owned
transportation
system
as
determined
by
the
department
of
transportation and the project is:
(a)(i) Consistent with a locally adopted transportation plan; or
(ii)
Consistent
with
the
transportation
element
of
a
comprehensive plan; and
(b)(i) A project for which traffic or parking impact fees are
imposed pursuant to RCW 82.02.050 through 82.02.090; or
(ii) A project for which traffic or parking impacts are expressly
mitigated by an ordinance, or ordinances, of general application
adopted by the city or town.
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(2) For purposes of this section, "impacts to transportation
elements of the environment" include impacts to transportation
systems; vehicular traffic; waterborne, rail, and air traffic;
parking; movement or circulation of people or goods; and traffic
hazards.
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Sec. 7.
RCW 43.21C.420 and 2010 c 153 s 2 are each amended to
read as follows:
(1) Cities with a population greater than five thousand, in
accordance with their existing comprehensive planning and development
regulation authority under chapter 36.70A RCW, and in accordance with
this section, may adopt optional elements of their comprehensive
plans and optional development regulations that apply within
specified subareas of the cities, that are either:
(a) Areas designated as mixed-use or urban centers in a land use
or transportation plan adopted by a regional transportation planning
organization; or
(b) Areas within one-half mile of a major transit stop that are
zoned to have an average minimum density of fifteen dwelling units or
more per gross acre.
(2) Cities located on the east side of the Cascade mountains and
located in a county with a population of two hundred thirty thousand
or less, in accordance with their existing comprehensive planning and
development regulation authority under chapter 36.70A RCW, and in
p. 12
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accordance with this section, may adopt optional elements of their
comprehensive plans and optional development regulations that apply
within the mixed-use or urban centers. The optional elements of their
comprehensive plans and optional development regulations must enhance
pedestrian, bicycle, transit, or other nonvehicular transportation
methods.
(3) A major transit stop is defined as:
(a) A stop on a high capacity transportation service funded or
expanded under the provisions of chapter 81.104 RCW;
(b) Commuter rail stops;
(c) Stops on rail or fixed guideway systems, including
transitways;
(d) Stops on bus rapid transit routes or routes that run on high
occupancy vehicle lanes; or

15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40

(e) Stops for a bus or other transit mode providing fixed route
service at intervals of at least thirty minutes during the peak hours
of operation.
(4)(a) A city that elects to adopt such an optional comprehensive
plan element and optional development regulations shall prepare a
nonproject
environmental
impact
statement,
pursuant
to
RCW
43.21C.030, assessing and disclosing the probable significant adverse
environmental impacts of the optional comprehensive plan element and
development regulations and of future development that is consistent
with the plan and regulations.
(b) At least one community meeting must be held on the proposed
subarea plan before the scoping notice for such a nonproject
environmental impact statement is issued. Notice of scoping for such
a nonproject environmental impact statement and notice of the
community meeting required by this section must be mailed to all
property owners of record within the subarea to be studied, to all
property owners within one hundred fifty feet of the boundaries of
such a subarea, to all affected federally recognized tribal
governments whose ceded area is within one-half mile of the
boundaries of the subarea, and to agencies with jurisdiction over the
future development anticipated within the subarea.
(c) ((In cities with over five hundred thousand residents, notice
of scoping for such a nonproject environmental impact statement and
notice of the community meeting required by this section must be
mailed to all small businesses as defined in RCW 19.85.020, and to
all community preservation and development authorities established
p. 13
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under chapter 43.167 RCW, located within the subarea to be studied or
within one hundred fifty feet of the boundaries of such subarea. The
process for community involvement must have the goal of fair
treatment and meaningful involvement of all people with respect to
the development and implementation of the subarea planning process.
(d))) The notice of the community meeting must include general
illustrations and descriptions of buildings generally representative
of the maximum building envelope that will be allowed under the
proposed plan and indicate that future appeals of proposed
developments that are consistent with the plan will be limited.
Notice of the community meeting must include signs located on major
travel routes in the subarea. If the building envelope increases
during the process, another notice complying with the requirements of
this section must be issued before the next public involvement
opportunity.
(((e))) (d) Any person that has standing to appeal the adoption
of this subarea plan or the implementing regulations under RCW
36.70A.280 has standing to bring an appeal of the nonproject
environmental impact statement required by this subsection.
(((f) Cities with over five hundred thousand residents shall
prepare a study that accompanies or is appended to the nonproject
environmental impact statement, but must not be part of that
statement, that analyzes the extent to which the proposed subarea
plan may result in the displacement or fragmentation of existing
businesses, existing residents, including people living with poverty,
families with children, and intergenerational households, or cultural
groups within the proposed subarea plan. The city shall also discuss
the results of the analysis at the community meeting.
(g))) (e) As an incentive for development authorized under this
section, a city shall consider establishing a transfer of development
rights program in consultation with the county where the city is
located, that conserves county-designated agricultural and forestland
of long-term commercial significance. If the city decides not to
establish a transfer of development rights program, the city must
state in the record the reasons for not adopting the program. The
city's decision not to establish a transfer of development rights
program is not subject to appeal. Nothing in this subsection (4)
(((g))) (e) may be used as a basis to challenge the optional
comprehensive plan or subarea plan policies authorized under this
section.
p. 14
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(5)(a) Until July 1, ((2018)) 2029, a proposed development that
meets the criteria of (b) of this subsection may not be challenged in
administrative or judicial appeals for noncompliance with this
chapter as long as a complete application for such a development that
vests the application or would later lead to vested status under city
or state law is submitted to the city within a time frame established
by the city, but not to exceed the following time frames:
(i) Nineteen years from the date of issuance of the final
environmental impact statement, for projects that are consistent with
an optional element adopted by a city as of the effective date of
this section; or
(ii) Ten years from the date of issuance of the final
environmental impact statement, for projects that are consistent with
an optional element adopted by a city after the effective date of

15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40

this section.
(b) A proposed development may not be challenged, consistent with
the timelines established in (a) of this subsection, so long as the
development:
(i) Is consistent with the optional comprehensive plan or subarea
plan policies and development regulations adopted under subsection
(1) or (2) of this section;
(ii) Sets aside or requires the occupancy of at least ten percent
of the dwelling units, or a greater percentage as determined by city
development regulations, within the development for low-income
households at a sale price or rental amount that is considered
affordable by a city's housing programs. This subsection (5)(b)(ii)
applies only to projects that are consistent with an optional element
adopted by a city pursuant to this section after the effective date
of this section; and ((that))
(iii) Is environmentally reviewed under subsection (4) of this
section ((may not be challenged in administrative or judicial appeals
for noncompliance with this chapter as long as a complete application
for such a development that vests the application or would later lead
to vested status under city or state law is submitted to the city
within a time frame established by the city, but not to exceed ten
years from the date of issuance of the final environmental impact
statement)).
(((b))) (c) After July 1, ((2018)) 2029, the immunity from
appeals under this chapter of any application that vests or will vest
under this subsection or the ability to vest under this subsection is
p. 15
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still valid, provided that the final subarea environmental impact
statement is issued by July 1, ((2018)) 2029. After July 1, ((2018))
2029, a city may continue to collect reimbursement fees under
subsection (6) of this section for the proportionate share of a
subarea environmental impact statement issued prior to July 1,
((2018)) 2029.
(6) It is recognized that a city that prepares a nonproject
environmental impact statement under subsection (4) of this section
must endure a substantial financial burden. A city may recover or
apply for a grant or loan to prospectively cover its reasonable
expenses of preparation of a nonproject environmental impact
statement prepared under subsection (4) of this section through
access to financial assistance under RCW 36.70A.490 or funding from
private sources. In addition, a city is authorized to recover a
portion of its reasonable expenses of preparation of such a
nonproject environmental impact statement by the assessment of
reasonable and proportionate fees upon subsequent development that is
consistent with the plan and development regulations adopted under
subsection (5) of this section, as long as the development makes use
of and benefits (([from])) from, as described in subsection (5) of
this section, ((from)) the nonproject environmental impact statement
prepared by the city. Any assessment fees collected from subsequent
development may be used to reimburse funding received from private
sources. In order to collect such fees, the city must enact an
ordinance that sets forth objective standards for determining how the
fees to be imposed upon each development will be proportionate to the
impacts of each development and to the benefits accruing to each
development from the nonproject environmental impact statement. Any
disagreement about the reasonableness or amount of the fees imposed
upon a development may not be the basis for delay in issuance of a
project permit for that development. The fee assessed by the city may
be paid with the written stipulation "paid under protest" and if the
city provides for an administrative appeal of its decision on the
project for which the fees are imposed, any dispute about the amount
of the fees must be resolved in the same administrative appeal
process.
(7) If a proposed development is inconsistent with the optional
comprehensive
plan
or
subarea
plan
policies
and
development
regulations adopted under subsection (1) of this section, the city
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Sec. 8.
RCW 36.70A.490 and 2012 1st sp.s. c 1 s 309 are each
amended to read as follows:
The growth management planning and environmental review fund is
hereby established in the state treasury. Moneys may be placed in the
fund from the proceeds of bond sales, tax revenues, budget transfers,
federal appropriations, gifts, or any other lawful source. Moneys in
the fund may be spent only after appropriation. Moneys in the fund
shall be used to make grants or loans to local governments for the
purposes set forth in RCW 43.21C.240, 43.21C.031, ((or)) 36.70A.500,
section 1 of this act, for costs associated with section 3 of this
act, and to cover costs associated with the adoption of optional
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elements of comprehensive plans consistent with RCW 43.21C.420. Any
payment of either principal or interest, or both, derived from loans
made from this fund must be deposited into the fund.
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NEW SECTION.
Sec. 9.
A new section is added to chapter 35.21
RCW to read as follows:
A city may not prohibit permanent supportive housing in areas
where multifamily housing is permitted.
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NEW SECTION. Sec. 10. A new section is added to chapter 35A.21
RCW to read as follows:
A code city may not prohibit permanent supportive housing in
areas where multifamily housing is permitted.

25
26
27
28
29
30
31
32
33
34
35

NEW SECTION. Sec. 11. A new section is added to chapter 36.22
RCW to read as follows:
(1) Except as provided in subsection (2) of this section, a
surcharge of two dollars and fifty cents shall be charged by the
county auditor for each document recorded, which will be in addition
to any other charge or surcharge allowed by law. The auditor shall
remit the funds to the state treasurer to be deposited and used as
follows:
(a) Through June 30, 2024, funds must be deposited into the
growth management planning and environmental review fund created in
RCW 36.70A.490 to be used first for grants for costs associated with
p. 17
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section 1 of this act and for costs associated with section 3 of this
act, and thereafter for any allowable use of the fund.
(b) Beginning July 1, 2024, sufficient funds must be deposited
into the growth management planning and environmental review fund
created in RCW 36.70A.490 for costs associated with section 3 of this
act, and the remainder deposited into the home security fund account
created in RCW 43.185C.060 to be used for maintenance and operation
costs of: (i) Permanent supportive housing and (ii) affordable
housing for very low-income and extremely low-income households.
Funds may only be expended in cities that have taken action under
section 1 of this act.
(2) The surcharge imposed in this section does not apply to: (a)
Assignments or substitutions of previously recorded deeds of trust;
(b) documents recording a birth, marriage, divorce, or death; (c) any
recorded documents otherwise exempted from a recording fee or
additional surcharges under state law; (d) marriage licenses issued
by the county auditor; or (e) documents recording a federal, state,
county, or city lien or satisfaction of lien.
(3) For purposes of this section, the terms "permanent supportive
housing," "affordable housing," "very low-income households," and
"extremely low-income households" have the same meaning as provided
in RCW 36.70A.030.
NEW SECTION. Sec. 12. Section 11 of this act is necessary for
the immediate preservation of the public peace, health, or safety, or
support of the state government and its existing public institutions,
and takes effect July 1, 2019.
Passed by the House April 24, 2019.
Passed by the Senate April 22, 2019.
Approved by the Governor May 9, 2019.
Filed in Office of Secretary of State May 13, 2019.
--- END ---
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APPENDIX 7: COMMERCE CROSS-WALK
The following table illustrates how the Housing Action Plan complies with the
requirements under HB 1923 and codified in RCW 36.70A.200(2) as implemented by the
Washington Department of Commerce.
HB 1923 Requirement

Compliance

Quantify existing and projected housing
needs for all income levels, including
extremely low-income households, with
documentation of housing and
household characteristics, and costburdened households;

The Housing Needs Assessment presented
herein quantifies existing and projected
housing needs for all income levels,
including extremely low-income
households, for both cities. It documents
household characteristics on pages 98
through 103 and housing stock
characteristics on pages 115 through 120.
It addresses cost burden and the housing
gap on pages 132 through 142.
The final Housing Action Plan presented
herein delineates a wide variety of
strategies and policies designed to
increase the supply and variety of
housing needed to serve the needs
identified in the Housing Needs
Assessment.
The Housing Needs Assessment presented
in brief in Section F and in full in Appendix
1 of this Plan analyzes population (pages
148 and 149) and employment (page
150) trends and documents projections.
Care has been taken in this process to
account for differences in demographics,
policy, and housing market between
Bonney Lake and Sumner.
The Housing Action Plan contemplates a
number of strategies explicitly designed
to minimize displacement of low-income
residents resulting from redevelopment.
Bonney Lake and Sumner have adopted
a Plan that features individual actions or
groups of potential actions organized by
broad strategic outcomes. One of those
broad strategies for both communities is
“Prevent and Mitigate Displacement.”
The actions aimed at preventing and
mitigating displacement in Bonney Lake’s
HAP involve providing rental housing

Develop strategies to increase the supply
of housing, and variety of housing types,
needed to serve the housing needs
identified in (a) of this subsection;

Analyze population and employment
trends, with documentation of
projections;

Consider strategies to minimize
displacement of low-income residents
resulting from redevelopment;
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Review and evaluate the current
housing element adopted pursuant to
RCW 36.70A.070, including an evaluation
of success in attaining planned housing
types and units, achievement of goals
and policies, and implementation of the
schedule of programs and actions;
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assistance using the HB 1406 housing sales
tax set-aside, using the MFTE as an
incentive for rent-restricted affordable
housing, developing voluntary
inclusionary zoning incentives, creating a
rental housing preservation inventory,
pursuing partnerships with agencies and
nonprofits to purchase existing
unregulated affordable housing, and
more. In Sumner, actions to prevent and
mitigate displacement include using the
HB 1406 dollars to reduce development
costs, MFTE and publicly owned land as
an incentive for rent-restricted affordable
housing, establishing density bonuses and
other incentives to keep some proportion
of new development affordable,
partnering with agencies and nonprofits
to set up a land banking program,
increasing investments to purchase and
preserve affordable properties, partner
with Bonney Lake and/or nonprofits to
create a rehabilitation, repair, and
weatherization program, and establishing
a property maintenance program.
The Housing Action Plan includes an
evaluation of the success of the current
Housing Elements other housing-related
policies of the adopted Comprehensive
Plans of the Cities of Bonney Lake and
Sumner. This evaluation finds that in both
Bonney Lake and Sumner, existing
policies offer support for many of the
actions proposed. The analysis
recommends considering policies that
offer specific support for forms of housing
and strategies the cities wish to pursue,
including additional guidance on
implementation of MFTE funding, ADUs,
and more. Both cities should also begin
looking at policies related to equity and
displacement, as PSRC and countywide
planning policies will bring additional
focus to those issues as the
comprehensive plan update cycle
begins.
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Provide for participation and input from
community members, community groups,
local builders, local realtors, nonprofit
housing advocates, and local religious
groups; and

The Housing Action Plan effort prioritized
public and stakeholder engagement
from the beginning. Bonney Lake and
Sumner staff and the City councils
approved a Project Charter (Appendix 9)
and Public Involvement Plan, or PIP
(Appendix 10) as two of the first formal
actions associated with the project. The
Stakeholder Advisory Committee formed
to guide the development of the HNA
and HAP included representatives from
the cities and school district; the building
and development community; housing
and community service providers;
realtors; the faith community; and other
local stakeholder groups. This stakeholder
committee held three meetings/work
sessions and stayed engaged through
email and the interactive data and
document review platform. Additionally,
public engagement through the Sumner
Connects platform and community
outreach from the cities resulted in
participation and input from a range of
community members. The Plan was
thoroughly reviewed and vetted by the
Planning Commissions and City Councils
for both Bonney Lake and Sumner.
The Housing Action Plan includes
separate implementation strategies for
Bonney Lake and Sumner located in their
respective sections of the HAP. Both were
developed in close consultation between
city staff and Planning Commissioners
and City Council members.

Include a schedule of programs and
actions to implement the
recommendations of the housing action
plan.
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APPENDIX 8: GLOSSARY OF TERMS
A ff or d abl e Ho us in g D ev e lo pm en t In f or m at ion
This section describes the affordable housing development and finance process and how it
differs from market rate development, lists common state and local funding sources for housing,
and includes a description of geographies associated with affordable housing benefits.
Typ ic al Af f or da bl e H ous i n g D ev el op me nt P r oc es s
The development of new, multifamily regulated affordable housing is a long and complex
process. It is subject to many of the same development conditions as market-rate development,
with added complexity due to lower rents requiring additional, lower-cost funding. The
development process begins in predevelopment (design and feasibility, land entitlements, and
funding applications) then enters construction, before beginning operations. The following are
typical development phases for regulated affordable housing projects.
Des ign a nd F eas i bil it y
Affordable housing developers start with an understanding of the need for less expensive
housing in an area.
How many units are needed at what rent level?
What income levels have the biggest gaps in housing supply?
What populations are struggling with housing costs the most?
Just like market rate developers, affordable housing developers test the financial feasibility of
what they hope to build against the local political and economic conditions. They must estimate
what it will cost to build, what affordability levels the region needs, and the amount of funding
available to build the project. If the project is not financially or politically feasible (i.e., cannot
find adequate funding sources or does not meet a neighborhood’s goals), building the housing
will be immensely challenging. Key challenges that are considered: cost of land, development
allowed on the land (zoning), costs of construction, rents or prices, costs of operations (for
multifamily), or local opposition to the project.

How does affordable housing differ?
Both affordable housing development and market-rate development need to go through
design and feasibility. Affordable housing development differs from market-rate development in
this stage due to limited funding. With the goal of providing below-market rents, the financing
structure (often called the “capital stack”) of an affordable housing development needs to fill a
gap (often called a “funding gap”) between what it costs to build the property and what the
property’s operations can support. A market rate development will typically have investor equity
and one or two types of debt financing, but an affordable housing development may also need
to secure public funding, grants, operating subsidies, and low-cost or forgivable debt on top of
competitive investor equity sources (see the figure on the following page). Some affordable
housing developers need to secure predevelopment loans or grants as they work out the
logistics of project feasibility. Sometimes, affordable housing developments are given free or
reduced cost land, which aids feasibility and reduces the amount of debt needed.
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Typical Capital Stacks in a Market Rate and a 9% LIHTC Affordable Housing
Development

Source: ECONorthwest

L and Us e E nti tl em en t s
This is the process of getting control of the site (buying land or assembling parcels) and getting
the legal authority to develop (zoning and permitting, design review, neighborhood opposition,
etc.). This can take months or years depending on the type of project, the required level of
public review, the time it takes to obtain permits, the amount of neighborhood opposition, and
many other factors. Developers typically take out pre-development loans to cover these costs,
meaning that delays incur “carrying costs” (the interest that accrues on the loan each month of
the process). This loan may be wrapped into or repaid by the construction loan.

How does affordable housing differ?
Both affordable housing developments and market-rate developments need to secure land use
entitlements. One major way that affordable housing development differs from market-rate
development in this stage, is due to neighborhood opposition. It is common for neighborhoods
to object to a new affordable housing development, and some may use the slow land use
entitlements process to delay or “kill” a project. Some market-rate developments may face
opposition in this process, but they may also be in a better financial position to weather delays
(e.g., if a market rate developer does not need a pre-development loan, delays do not incur
carrying costs).
P ubli c Fu ndi ng App li cat io ns
This is a unique step required of affordable housing development that does not apply to marketrate development. Often, affordable housing developments receive public funding in exchange
BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

P A G E | 238

HOUSING ACTION PLAN – APPENDIX 8:
GLOSSARY OF TERMS

TABLE OF CONTENTS

for renting to low-income households. With rents set below market, the property will have
insufficient rent revenue to cover its operating costs and support the loans needed to pay for
development. Thus, the property must apply for a range of low-cost funding, project equity, or
grants to reach feasibility and begin construction. This step adds cost, time, complexity, and
uncertainty to the development process. Because public funding is limited, these application
cycles are very competitive and not all projects will receive the funding to move forward. The
policy goals attached to each funding amount can influence the type of housing built (e.g.,
housing for families or seniors) as well as the income levels served. Most often, a project needs to
have site control before it can receive funding.

How does affordable housing differ?
Market-rate developments do not typically need to secure public funding for development.
Cons tr u cti on
Once a property has site control, entitlements, and a confirmed design concept, it can begin
construction. This stage depends on the availability of labor, materials, and equipment, as well
as the complexity and size of the development. The project will take out a construction loan to
cover these costs, which means that delays in construction incur additional “carrying costs.” The
construction loan is repaid by the permanent loan, which is sized based on the net operating
income of the project (rent revenues minus operating expenses).

How does affordable housing differ?
Affordable housing projects do not meaningfully differ from market-rate projects in the
construction process. However, they may have simpler designs and prioritize faster construction
timelines.
Oper ati ons
Once the project is built and leased, it begins operations. Rents are determined at the project
feasibility stage and are very important in the project’s operating phase. Feasibility and funding
applications can occur several years prior to the project operating. The revenues from property
rents need to be high enough to cover the cost of operating the property (including
maintenance and repairs, landscaping, taxes, and numerous other fees and costs). The project’s
net operating income must also service the monthly debt payments on the permanent loan.
Banks generally require an income “cushion” to assure that the property has enough operating
income to pay its debts. This means that net operating income must be 15 percent to 20 percent
higher than the debt payment. Any change in rent revenues (market softening, competition,
vacancies, etc.), costs of operations (higher taxes, maintenance costs, capital repairs, etc.) can
meaningfully disrupt a property’s operations.

How does affordable housing differ?
Affordable housing properties operate under affordability restrictions for a specified period of
time (e.g., 15-99 years), and are typically managed by mission-driven developers or non-profit
organizations. In contrast, many market rate properties will sell to an institutional investor after the
property stabilizes (after 5 or 8 years of operations). Another difference in affordable housing
operations is that typically, affordable housing properties are required to put a portion of
operating funds into reserves (both capital reserves and or operating reserves) which serve as a
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cushion for unexpected vacancies, disruptions to operations, or major capital repairs. These
reserves help prevent most affordable housing properties from defaulting on debt service
requirements (LIHTC properties, in particular, have very low default rates). Market rate properties
are not required to keep reserves. Lastly, another difference in affordable housing operations, is
that often the properties may have insufficient cash flow (funds left over after paying for
operating expenses and debt) to pay for any cash-flow dependent line items (e.g., the
developer fee, cash-flow dependent loans, etc.) In contrast, market rate properties seek
financial returns from the property, to provide steady cash flow to the owner or investor. While
cash flow is not always available due to market rent fluctuations and or vacancies, the deals are
structured to seek financial returns.
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Local Affordable Housing Funding Sources
This section descries the state and local affordable housing funding sources available to
developers looking to construct affordable housing properties in the Cities of Sumner and
Bonney Lake. This section focuses solely on funding sources, not indirect financing sources that
provide financial benefits to properties via reduced costs. The local funding sources do not
include non-financial funding sources, like density bonuses or impact fee waivers, that indirectly
provide funding by reducing costs.
Was hi ngt on Sta te F u ndin g S our ces
The Washington State Housing Finance Commission offers several funding programs to build
multifamily affordable housing. All of these funding sources can be used in the Cities of Sumner
and Bonney Lake. Additionally, properties utilizing some of these funding sources can receive
funding “boosts” if they are located in one of the geographic areas described below.
The Low-Income Housing Tax Credit (LIHTC) program is the largest source of funding. It has two
types: the 9% tax credit program is more valuable, but limited, and is awarded competitively
through annual funding applications. The 4% bond tax credit program is less valuable for project
financing, but the program is not competitive. Any project that is able to make the funding
program work can access the tax credits up to a certain bond cap across the state. These
programs typically fund housing units that are affordable to households earning below 60% of
AMI.
The 80/20 Private Activity Bond program can fund construction and development costs for
affordable housing projects. The interest on the funding is tax exempt, thereby reducing total
development costs and increasing project feasibility. This program typically funds housing units
that are affordable to households earning below 60% of AMI.21
Non-Profit Housing Bonds can assist 501(c)(3) nonprofits in financing numerous housing
developments. These funds are more flexible than other types of financing programs.
The Land Acquisition Program assists qualified nonprofits with purchasing land for affordable
housing development.
The Washington State Department of Commerce offers three additional funding programs for
developing affordable housing.
The Washington State Housing Trust Fund provides loans and grants to affordable housing
projects through annual competitive applications. This program typically funds housing units that
are affordable to households earning below 80% of AMI.
The Housing Preservation Program provides funding for affordable housing rehabilitation,
preservation, and capital improvement needs. It is only available for projects that have
previously received Housing Trust Funds.
The HOME Program is a federal block grant program funded through the US Department of
Housing and Urban Development (HUD). This program offers funding for the preservation and

21 Washington State Housing Finance Commission. 2020. Multifamily Housing 80/20 Bond Program:
https://www.wshfc.org/mhcf/BondsOnly8020/index.htm
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development of affordable rental housing to non-profit organizations, public housing authorities,
and local and tribal governments. HOME Funds typically build units that are affordable to
households earning below 50% of AMI.
L oc al Fu ndi ng S our c es
A property tax levy (RCW 84.52.105) – allows jurisdictions to place an additional tax up to $0.50
per thousand dollars assessed for up to ten years. Funds must go toward financing affordable
housing for households earning below 50% MFI.
A sales tax levy (RCW 82.14.530) – allows jurisdictions to place a sales tax up to 0.1 percent. At
least 60 percent of funds must go toward constructing affordable housing, mental/behavioral
health-related facilities, or funding the operations and maintenance costs of affordable housing
and facilities where housing-related programs are provided. At least 40 percent of funds must go
toward mental / behavioral health treatment programs and services or housing-related services.
The Cities of Bonney Lake (2020) and Sumner (2019) have recently adopted this sales tax levy set
at the 0.0073% sales tax credit level. They are estimated to generate around $45,000 to $50,000
per year from this credit.
A real estate excise tax (REET) (RCW 82.46.035) – allows a portion of city REET funds to be used for
affordable housing projects and the planning, acquisition, rehabilitation, repair, replacement,
construction, or improvement of facilities for people experiencing homelessness. These projects
must be listed in city’s the capital facilities plan.
Pierce County Community Development Block Grants (CDBG) – Pierce County receives CDBG
funding from the U.S. Department of Housing and Urban Development (HUD). CDBG funds can
be used in a variety of ways, including the funding of low-income housing development and
social services to improve the living conditions of homes within the Pierce County Consortium
(along with several other cities, the City of Sumner is listed as being a part of this consortium, but
Bonney Lake is not listed). Pierce County has established a Citizens Advisory Board to help
implement and advise the county on the use of CDBG funding. The CDBG public facilities Notice
of Funding Availability typically is published in the fall for contracts that commence during the
following summer.22
Pierce County Downpayment Assistance Loan Program – Pierce County has established a down
payment assistance program which includes a second mortgage loan program that combines
with the Home Advantage or Opportunity first mortgage loan programs. This program is for
qualified borrowers purchasing within the Pierce County limits, outside of the Tacoma,
Lakewood, Bonney Lake, Auburn, and Pacific city limits. Residents in the City of Sumner could be
eligible for this program. This program allows up to $24,900 in down payment assistance with
payments deferred for 30 years, at 3 percent simple interest.23

22 Pierce County Community Development Block Grant Program. 2020.
https://www.co.pierce.wa.us/4853/Community-Development-Block-Grant-Progra
23 Washington State Housing and Finance Commission. 2020. Pierce County Downpayment Assistance Loan Program.
https://www.wshfc.org/buyers/Pierce.htm
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Federal Government Designated Geographic Areas for Affordable
Housing Support
Developing a regulated affordable housing property can be a complex and difficult process.
Different funding sources may have different priorities, and the costs of land and development
can be prohibitive. To help alleviate some of these difficulties, the federal government has
designated certain geographic areas to receive higher priority or more funding for regulated
affordable housing development. These include Qualified Census Tracts, Difficult to Develop
Areas, and Opportunity Zones, each described below.
Qual if ie d Ce ns us Tr a cts
HUD defines a Qualified Census Tract (QCT) as a Census Tract with “50 percent of households
with incomes below 60 percent of the Area Median Gross Income (AMGI)” or one where the
poverty rate exceeds 25 percent. 24 Affordable housing developments in QCTs that apply for
LIHTC funding receive a boost in the amount of tax credits they can receive. The Cities of
Bonney Lake and Sumner do not have any QCTs.
Di ff ic ult Dev el op m en t Ar eas
HUD defines a Difficult Development Areas (DDA) as “areas with high land, construction and
utility costs relative to the area median income” and uses HUD Fair Market Rents, income limits,
2010 census, and 5-year American Community Survey (ACS) data as determinants. As shown in
the exhibit on the following page, the Cities of Bonney Lake and Sumner have DDAs intersecting
parts of the area within both cities. DDA properties using the Low-Income Housing Tax Credit
(LIHTC) program can receive a 30 percent basis boost in qualified costs, increasing tax credits
and resulting in greater investment equity in a project.
Opp or tu nit y Z o nes
In addition, the 2017 federal Tax Cuts and Jobs Act created the Opportunity Zone program
which is designed to incentivize investment in low-income communities by providing tax benefits.
Opportunity Zones are Census Tracts where the poverty rate exceeds 20 percent. 25 While there
are no specific funding boosts for affordable housing projects developed in Opportunity Zones,
the tax incentives make other types of multifamily development more feasible. The Cities of
Bonney Lake and Sumner do not include any Opportunity Zones.

24 HUD. 2020. “Qualified Census Tracts and Difficult Development Areas.”
www.huduser.gov/portal/datasets/qct.html

25 Washington State Department of Commerce. 2020. “Opportunity Zones-An Incentive to Invest in LowerIncome Areas.” https://www.commerce.wa.gov/growing-the-economy/opportunity-zones/
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Difficult Development Areas near the Cities of Bonney Lake and Sumner

Data Source: HUD, 2020.

City of Bonney Lake Rent-Restricted Low-Income Housing
Project: Project Name

City

Project Type

View by Vintage
Cedar Ridge Retirement
Total

Bonney Lake
Bonney Lake

Bond
Bond

# Market # Low Income Total Project
Rate Units
Units
Units

0
98
98

408
25
433

408
123
531

Data Sources: Washington State Housing and Finance Commission, 2020. Data Searches: Pierce County
Housing Authority, HUD, USDA Rural Development Program, PolicyMap, and City of Bonney Lake.

City of Sumner Rent-Restricted Low-Income Housing
Project: Project Name

City

Project Type

Sumner Commons Senior Housing
Kincaid Court Apartments
Total

Sumner
Sumner

Tax Credit
HUD Section 8

# Market # Low Income Total Project
Rate Units
Units
Units

0
10
10

34
29
63

34
39
73

Data Sources: Washington State Housing and Finance Commission, 2020. Data Searches: Pierce County
Housing Authority, HUD, USDA Rural Development Program, PolicyMap, and City of Sumner. Sumner’s newly
adopted MFTE Program (2018) has not resulted in affordable housing production.
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CITIES OF BONNEY LAKE AND SUMNER HOUSING ACTION PLAN
PROJECT CHARTER

Charter Purpose
The purpose of a Project Charter is to:
Provide a background and framework for the project
Outline high-level, introductory goals and objectives for each City
Provide a detailed project schedule
Establish communication protocols between the Consultant and Cities of Bonney Lake
and Sumner
✓ Identify potential project risks upfront and strategies to address risk.
✓
✓
✓
✓

Project Background and
Framework
The Washington State Department of
Commerce (“Commerce”) received $5 million
in the 2019 Legislative Session to provide
grant funds to local governments for activities
to increase residential building capacity,
streamline development, or develop a Housing
Action Plan (HAP).
The Cities of Bonney Lake and Sumner have
chosen to develop a joint HAP. As required by
the State legislation, the project will generally
focus on possible future actions that would
“…encourage construction of additional
affordable and market rate housing in a
greater variety of housing types and at prices
that are accessible to a greater variety of
incomes, including strategies aimed at the forprofit single-family home market.”
The Commerce deadline for adoption of the
HAP is June 30, 2021. However, the project
schedule has the Bonney Lake and Sumner
City Councils adopting the Plan no later than
June 25th.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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State guidelines for a complete Housing Action Plan
✓

Quantify existing and projected housing needs for all
income levels, including extremely low-income
households, with documentation of housing and
household characteristics, and cost-burdened
households

✓

Develop strategies to increase the supply of housing,
and variety of housing types

✓

Analyze population and employment trends

✓

Consider strategies to minimize displacement of lowincome residents resulting from redevelopment

✓

Review and evaluate the current housing element
adopted pursuant to RCW 36.70A.070, including an
evaluation of success in attaining planned housing
types and units, achievement of goals and policies,
and implementation of the schedule of programs and
actions

✓

Provide for participation and input from community
members, community groups, local builders, local
realtors, nonprofit housing advocates, and local
religious groups

✓ Include a schedule of programs and actions to
implement the recommendations of the housing action
plan
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The HAP process itself will not result in any Comprehensive Plan Policy or development
regulation changes. However, the project will outline information, recommendations, and
possible actions that both cities can consider taking in the future.
Housing Action Plan - relationship to the Growth Management Act
A comprehensive plan update is due no later than June of 2024. Both the City of Bonney Lake
and City of Sumner will be planning for growth out to 2044 as part of that process. The
elements and objectives of a HAP are directly linked to and will help support the implementation
of growth and housing strategies and requirements under the Growth Management Act (GMA).
The development of a HAP should be a helpful tool as both Cities embark on planning for the
next 20 years of growth.
While broad housing requirements are outlined within the GMA (RCW 36.70A.070(2)), policies
are also developed at the regional and countywide levels. The Puget Sound Regional Council
(PSRC) develops policies regarding transportation, economic development, regional data, and
growth for the four-county region (Pierce, King, Snohomish, and Kitsap). Planning for growth
(including housing) is coordinated through the Regional Growth Strategy (RGS), often referred
to as VISION. PSRC is currently in the final stages of adopting VISION 2050, which looks to
provide a framework for growth out to 2050. VISION contains significant data and housing
policies that will then be considered as Countywide Planning Policies and Comprehensive Plans
are updated.
The City of Bonney Lake and City of Sumner both participate with the Pierce County Regional
Council on the development of Countywide Planning Policies (CPPs). The CPPs outline a
framework for meeting the requirements of RCW 36.70A.210 and implement broader policies
that have been developed within VISION. The policies contained in the CPPs are then further
refined as each City updates it Comprehensive Plan.

Growth Management Act
(Housing requirements)
Countywide Planning Policy requirements - RCW 36.70A.210
Policies that consider the need for affordable housing, such as housing for all economic segments of
the population and parameters for its distribution

Comprehensive Plan Housing Element requirements - RCW 36.70A.070(2)
A housing element ensuring the vitality and character of established residential neighborhoods that:
(a) Includes an inventory and analysis of existing and projected housing needs that identifies the
number of housing units necessary to manage projected growth; (b) includes a statement of goals,
policies, objectives, and mandatory provisions for the preservation, improvement, and development
of housing, including single-family residences; (c) identifies sufficient land for housing, including, but
not limited to, government-assisted housing, housing for low-income families, manufactured housing,
multifamily housing, and group homes and foster care facilities; and (d) makes adequate provisions
for existing and projected needs of all economic segments of the community.
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City of Bonney Lake and Sumner Goals, Objectives, Deliverables
As part of this project, a Scope of Work (SOW) has been prepared. This is attached as
Appendix A. The SOW provides details about the tasks, deliverables, timelines, and
expectations for the project. This includes short and long-term objectives of the Plan. It refines
the requirements outlined by the State to ensure the project is tailored to both cities and their
needs.
In addition, a kickoff meeting was held with both Cities on April 17, 2020. One of the purposes
of that meeting was to understand and further refine the project goals, vision, concerns, and
process for this project. A copy of the kickoff meeting notes is provided in Appendix B. One
key project goal echoed by both cities during the kickoff meeting is the need for the project to
identify concrete and tangible policy and code changes that the Cities may consider in the
future as housing goals and policies are implemented. As each project task moves forward, this
key project goal will stay in focus.
As we engage with citizens, stakeholders, and appointed and elected officials for each city, the
project team expects to further refine overall project goals and outcomes.
While additional detail on the projects tasks and deliverables are outlined in the adopted SOW
(Appendix A) and the project schedule (Appendix C), the following is a high-level summary
of deliverables and timeframes for each task.
Tasks
Task 1: Project
Kick-Off and
Project Charter
Task 2: Public
Participation
Plan
Task 3:
Housing Needs
Assessment
Task 4:
Preliminary
Draft Housing
Action Plan
Task 5: Final
Draft Housing
Action Plan
Task 6: Hearing
Process

General
Timeframe
April-June 2020
April -June 2020
May 2020 - March
2021

Deliverables from Scope of Work
•
•
•
•
•
•
•
•

July -December
2020

•
•
•

December 2020 –
March 2021

•
•

March – June
2021

•
•

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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Project Kick-off Workshop/meeting notes
Project Charter Development
Project Schedule
Develop Public Participation Plan
Preparation of informational materials
Assist with webpage content
Preparation of Housing Needs Assessment
Prepare briefing materials for Councils and
Commissions
Prepare Draft Housing Action Plan
Hold stakeholder meetings (3)
Prepare briefing materials for Councils and
Commissions
Stakeholder meeting (1) – if necessary
Prepare Final Housing Action Plan
Prepare briefing materials for Councils and
Commissions
Prepare Final Housing Action Plan with edits
from Cities
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Internal Communication
The success of a project is often built on a strong communication plan. Since this project
involves two cities and three separate consultants, we want to ensure that our internal team
communication is efficient and effective. The table provides contact information for the full
project team. To maintain internal controls, however, it is important to identify the primary
contacts for each city and consultant group involved with the project.
•

•
•
•

•

Clay White, Director of Planning, LDC, Inc., is the primary consultant contact. He will
coordinate efforts on behalf of the consultant team and is responsible for all project
deliverables being met.
Jennifer Cannon, Project Manager, is the primary contact at ECONorthwest.
Brett Houghton, Associate Director, is the primary contact at PRR, Inc.
Jason Sullivan, Planning & Building Supervisor, City of Bonney Lake, is the primary
project contact for the City of Bonney Lake and will coordinate efforts on behalf of the
City of Bonney Lake.
Ryan Windish, Community Development Director, City of Sumner, is the primary project
contact for the City of Sumner and will coordinate efforts on behalf of the City of
Sumner.

The following is a full contact list for those working on the project.
Name
Jason Sullivan*
Mary Reinbold

City/Company
City of Bonney Lake
City of Bonney Lake

Title
Planning and Building Supervisor
Assistant Planner

Contact information
sullivanj@cobl.us
reinboldm@cobl.us

Ryan Windish
Ann Siegenthaler

City of Sumner
City of Sumner

Community Development Director
Associate Planner

ryanw@sumnerwa.gov
annsi@sumnerwa.gov

Clay White*+
Todd Hall
Ian Faulds
Isaac Anzlovar

LDC,
LDC,
LDC,
LDC,

Inc.
Inc.
Inc.
Inc.

Director of Planning
Planning Manager
Planner
Permit Tech

cwhite@ldccorp.com
thall@ldccorp.com
ifaulds@ldccorp.com
ianzlovar@ldccorp.com

Morgan Shook
Jennifer Cannon*

ECONorthwest
ECONorthwest

Senior Policy Advisor
Project Manager

shook@econw.com
cannon@econw.com

Environment Sector Lead
Associate Director
Senior Consultant
Account Director
Graphic Designer
Project Accountant

lburgess@prrbiz.com
bhoughton@prrbiz.com
lfoster@prrbiz.com
ablow@prrbiz.com
nmascorella@prrbiz.com
ckelly@prrbiz.com

Lynsey Burgess
PRR, Inc.
Brett Houghton*
PRR, Inc.
Lauren Foster
PRR, Inc.
Ashli Blow
PRR, Inc.
Nino Mascorella
PRR, Inc.
Christine Kelly
PRR, Inc.
*Internal Team Lead
+
Primary Project Contact
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External Communications Protocols/Public Participation Plan
A separate Public Participation Plan has been developed for this project. However, it is
important to emphasis that involvement from stakeholders and the community at-large is a
cornerstone for the ultimate success of this project. Providing for participation and input from
community members, community groups, local builders, local realtors, nonprofit housing
advocates, and local religious groups is built into the Housing Action Plan development process
through online platforms, stakeholder meetings, and the legislative process that both cities will
undertake in the Spring of 2021.

Project Schedule
A detailed project schedule is provided in Appendix C and is intended to provide additional
direction and specificity for upcoming project tasks. However, we want to remain flexible and to
adjust as the project moves forward. The following are the high-level tenants the project team
will work to adhere to as the project moves forward.
•
•

•
•
•

The project is to be completed no later than June 30, 2021. Each project element must
account for the time needed to move through each project step.
COVID-19 social distancing requirements would currently not allow the project
stakeholder group to meet in person. We are looking to push meeting dates out to later
in the summer to address this issue. We will adjust the stakeholder process based upon
current conditions.
We plan to hold 3-4 stakeholder meetings. The schedule has these meetings designed
around important project milestones to maximize stakeholder input.
The schedule is designed to work around the city budget process. Our goal is to ensure
important meetings and hearings do not fall during this time.
The schedule is designed as much as possible to have key project milestones occur
before and after the holiday season so stakeholders and citizens can participate.
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Project Kick-Off
Stakeholder
Committee Creation

Public Hearing/

Housing Needs
Assessment

Review & Adoption

Final Housing Action Plan

Draft Housing Action Plan

Expectations and Keys to Success
The following factors will be necessary to ensure project success:
•
•
•
•
•
•
•
•

•

Build trust with project stakeholders and the community at-large.
Establish common goals among the project team and stakeholders.
Provide clear, concise, and consistent messaging.
Provide documents that are easy to understand by the public.
Encourage broad participation from all populations, including elderly and underrepresented populations.
Ensure a higher awareness and understanding of housing needs and issues
Provide a clear understand of current housing conditions in both the City of Bonney Lake
and City of Sumner.
Identification of concrete and tangible policy and code changes that the Cities may
consider in the future to assist in closing the housing gap and meeting GMA Housing
Goals.
Ensure each of the project deliverables within the adopted Scope of Work is completed
as outlined and on time.

•
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Project Risks and Mitigation
The following is a list of potential risks that have been identified for this project:
1. Lack of understanding of the project – A housing needs assessment and action plan will
identify both short- and long-term housing needs within both the City of Bonney Lake
and Sumner. The overall process and methods of identifying these needs may not
always be easy to understand for citizens and stakeholders. The project team should
collectively work together to ensure that messaging is clear, understandable, and
accurately represents the issues raised by project stakeholders and participants.
2. Public engagement methods – Due to the recent COVID-19 pandemic, State and Federal
governments have placed restrictions on public gatherings, severely impacting
opportunities for traditional public engagement methods. Even after the pandemic
passes, there may be a greater fear of meeting in-person for quite some time. This has
a significant effect on those who prefer to engage face-to-face vs. online, either by
choice or because of a lack of online resources (Internet). The project team will need to
assess current conditions at the time of each phase of the project, adjust participation
methods and ensure that whatever the current health directives and social distancing
protocols are in place, so that the public is engaged to the best extent possible.
3. Ensuring each Planning Commission and Council has adequate time to review and
approve HAP – Housing issues can often engage a community which is a great thing.
However, given the project schedule, we will have a limited amount of time to move the
Final HAP through the legislative process. To adjust, we will coordinate with City staff
early on to schedule briefing/meeting/hearing dates and ensure upfront work is
completed so the Commissions and Councils feel well prepared and fully understand the
project schedule. As part of the SOW, we will be assisting City staff with the preparation
of meeting materials.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
JUNE 15, 2021

P A G E | 253

HOUSING ACTION PLAN – APPENDIX 9: PROJECT
CHARTER

TABLE OF CONTENTS

Appendix A – Scope of Work

SCOPE OF WORK AND DELIVERABLES

The Consultant shall perform the following scope of work as directed by the City
consisting of six main tasks: (1) Project Kick-off Workshop/Project Charter
development; (2) Public Participation Plan development; (3) Housing Needs
Assessment; (4) Draft Housing Action Plan; (5) Final Draft Housing Action Plan; and (6)
Public Meeting/Hearing Process.

Task 1: Project Kick-off Workshop/Project Charter Development:
A. Kick-off workshop. Hold project kickoff workshop with staff from both Bonney
Lake and Sumner, as well as key elected representatives (as cities deem
appropriate), to discuss project objectives, goals and expectations, guiding
principles, and the values/needs/issues for the Housing Action Plan project. We
will also discuss the project schedule, deliverables, communication protocols,
public outreach methods/opportunities. This process will include setting a
schedule for regular check in meetings (typically via phone) with the cities and the
LDC/ECONorthwest/PRR team. Meeting minutes will be developed by the
Consultant.
B. Project Charter Development. Prepare a short Project Charter to direct the
project team through the project. This will ensure that roles and responsibilities
for the project are well defined for both cities and the Consultant. It will also
include the project schedule, tasks, and key objectives, goals, project
expectations, and guiding principles for the project. The draft project charter will
be presented to the cities for comment. A final Project Charter will then be
prepared by the Consultant.

Deliverable 1.1: Project Kick-off Workshop. The Consultant, in coordination with
both cities, will hold a kickoff meeting and develop a Project Charter. The Consultant
shall provide a summary of the project kick-off workshop.
Deliverable 1.2: Project Charter Development: The Consultant, in coordination with
both cities, will prepare a Project Charter as outlined above.
Deliverable 1.3: Project Schedule: The Consultant, in coordination with both cities,
will prepare a defined project schedule.

Task 2: Development of Public Participation Plan
A. In collaboration with staff from both cities, the Consultant will develop an
outreach plan that includes strategies to engage multiple stakeholders, including
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residents, community groups, builders, realtors, nonprofits/housing advocates,
and local religious groups.
B. In collaboration with staff from both cities, the Consultant will develop
stakeholder committee draft invitation. The Cities of Bonney Lake and
Sumner will invite key stakeholders identified in the public participation
plan.

C. In collaboration with staff from both cities, the Consultant will develop an
engagement plan for the Planning Commission and City Councils for both
cities.
D. Develop informational materials for the Cities to utilize for events this summer
and fall to raise awareness of the project (e.g. Bonney Lake Days, Rhubarb Days,
and the City of Sumner's Open House).
E. Assist the Cities on the development of a webpage using the City of Sumner's
public engagement website.

Deliverable 2.1: Public Participation Plan. The Consultant will develop an
outreach plan, coordinate with both cities to develop stakeholder draft committee
invitations, and development an engagement plan for the Planning Commission and City
Councils of both cities.
Deliverable 2.2: Informational Materials. The Consultant will develop a tri-fold brochure
and poster to be used by the Cities to promote the Housing Action Plan during the summer
and fall of 2020.
Deliverable 2.3: Webpage Content. The Consultant will assist in developing the
content for the webpage that will be used throughout the project.

Task 3: Housing Needs Assessment
A. Consultant will conduct a housing market analysis and detailed housing inventory
to understand the economic and financial fundamentals influencing the local housing
market. Data will include housing for homeownership, rent-regulated affordable
housing (private and public), and low-cost market rentals (often called "naturally
occurring affordable housing"). This work will:
•

Identify how many households in each income segment are paying more
than 30 percent of their income for housing and transportation costs
(cost burdened).

•

Document the number of permanent and limited-term affordable housing
units and the number of Section 8 vouchers provided to City residents.
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•

Document housing tenure and vacancy trends. It should also identify existing
housing for special needs populations.

•

Project population demographics and income levels for the planning period
and identify the types and densities of housing, including workforce and
senior housing, that are needed for housing suitable and affordable for all
demographic and economic segments.

•

Consider underserved categories such as senior independent and assisted living.

In addition, the housing market analysis will evaluate the following factors:
•

Regional and local housing trends.

•

Projected population growth per 20-year planning horizon.

•

Regional employment and wage projections.

•

The effects of national/regional demographic and socioeconomic trends on
housing need.

•

Housing affordability.

•

Local housing regulations and policies.

•

Jobs/Housing balance

•

Jobs/Housing characteristics/similarities/differences between the two cities

•

Geographic factors affecting demand for housing (e.g., access to jobs,
transportation, educational opportunities, amenities and community
services).

This task will also include an inventory of the existing housing supply in both cities and
the immediate region. Understanding the current housing stock- its age, density,
tenure, unit count, location, and cost-commensurate with the expected
socioeconomic and demographic trends in the region will provide a solid foundation
to develop the recommendations. Taken together, the analysis and housing
inventory will evaluate the regional demand for housing (based on housing
preferences, demographic trends, and affordability) and evaluate the sufficiency of the
current housing stock to estimate the gaps in housing. We will calculate these gaps
across different price points, housing types, and housing tenures, and will assess
the policy implications of the gaps to inform the recommended strategies.
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Deliverable 3.1: Housing Needs Assessment. This Consultant will develop a
completed Housing Needs Assessment including the information as described
within the Task.
Deliverable 3.2: Briefing Materials. The Consultant will assist both cities in
preparing briefing documents and PowerPoint slides for each respective council and
planning commission.

Task 4: Draft Housing Action Plan
This Task will include four elements including A. data collection and recommendations,
B. stakeholder facilitation and engagement, C. stakeholder committee, planning
commission, city council, and public review process, and D. development of a
Preliminary Draft Housing Action Plan.
A. Data collection and recommendations
Consultant will prepare a list of recommended new tools and identify which of those
tools will help minimize displacement. Proposed recommendations will be organized
into four areas of consideration:
•

Develop three real estate development prototypes in order to assess the viability
and impact of various tools on development financials. This will be necessary
since many of the tools used in many cities are not mutually exclusive of each
other. Creating development financials will help decision makers understand the
direction and magnitude of these effects on housing affordability.

•

Current City Housing Actions. This list will include inclusion of current
housing policies and actions (or refinements).

•

Data- and Community-driven Actions: This list of actions will come from
work completed in Task 1. Here, we will suggest areas of improvement
based on our research and analysis as well as by input from the
community.

•

Good Housing Practices and Equitable Housing. This list of actions will include
tools and policies that should be a part of any city's housing policy. Generally,
it covers a comprehensive framing of a city's role in supporting market-rate
and publicly supported housing with a focus on social equity and antidisplacement.

•

"Stretch" Goals. These tools can be considered under special
circumstances and typically fall into areas of either special needs or
extenuating circumstances.
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Potential policy and code strategies and recommendations to include:
•

Housing types allowed in current zoning, such as rezones, infill housing, or
ADUs.

•

Zoning changes to increase housing options to meet needs, such as building
reuse or parking regulation changes.

•

Zoning or financial incentives to encourage housing variety.

•

Revisions to parking requirements, setbacks or open space requirements.

•

Incentives or funding for rent-restricted affordable housing, such as
refinements to the MFTE program or using publicly owned land.

•

Preservation strategies for unrestricted and rent restricted housing.

•

A section on legislation and building codes related to tiny houses, possible
impacts of allowing these types of housing units within the Cities of Bonney
Lake and Sumner, and suggestions for addressing the possible impacts.

•

Review of HB 1406 sales tax for affordable housing and options for utilizing
dollars including as an incentive for mitigation fee waiver.

A. Stakeholder facilitation and engagement
The consultant will utilize the stakeholder committee for additional guidance or
feedback on housing policy legislation and possible updates to city code during the
development of information under item A.
Stakeholder committee, planning commission, city council, and public review
process
•

Hold meeting with stakeholder committee to review policy and code update
recommendations for each city. Based on feedback, prioritize items to include
in draft housing plan/code update.

•

Hold work sessions with Planning Commission and City Council at both cities to
review recommended policy and code update recommendations.

•

In conjunction with in-person meetings, also provide online participatory
methods so the public can engage.

B. Preliminary Draft Housing Action Plan
•

Based upon the tasks above, the Consultant will develop the draft Housing
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Action Plan.
•

Draft will be provided to staff/leadership/public for comment and review.

•

Identify schedule of programs and actions to implement the recommendations
of the housing action plan.

•

Hold additional Planning Commission and/or City Council workshops at each city,
if needed, to gather revisions/recommendations from decision makers.

Deliverable 4.1: Draft Housing Action Plan. The consultant will prepare a complete
draft of the Housing Action Plan utilizing the information and process outlined within the
Task.
Deliverable 4.2: Briefing Materials. The Consultant will assist both cities in preparing
briefing documents and PowerPoint slides for each respective council and planning
commission.

Task 5: Final Draft Housing Action Plan.
Based upon the process outlined within Task 3, the Consultant will prepare a Final Draft
Housing Action plan to be used during the public hearing process.
•

Consultant will prepare a final draft for staff/leadership/public review.

•

Meeting with stakeholder committee to review Final Draft (if necessary).

•

Consultant will make changes to Plan in response to comments received.

•

Final Draft to be provided to both Councils and viewable on each Cities’ websites.

Deliverable 5: Final Draft Housing Action Plan. The consultant will prepare a
complete draft of the Housing Action Plan utilizing the information and process outlined
within the Task.

Task 6: Public Meeting/Hearing Process
•

Refine and finalize policy/code documents for adoption by Bonney Lake and
Sumner city councils.

•

Prepare materials in coordination with City staff from both cities and attend and
present at Public hearings in February/March 2021.

•

Consultant to provide support during final legislative process, as requested.
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Adoption of Housing Action Plan.

Deliverable 6.1: Briefing Materials. The consultant will work with city staff from both
cities to work with, assist, and present during the legislative process for both cities.
Deliverable 6.2: Final Housing Action Plan. At the conclusion of the public hearing
process, the Consultant shall prepare the final version of the housing action plan in both
PDF and Word. As part of this process, the Consultant shall provide the finalized GIS
data layers used in the Housing Needs Assessment and Housing Action Plan.
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Appendix B – Kick-off Meeting Notes
BONNEY LAKE-SUMNER HOUSING ACTION PLAN
Meeting Notes
Date:

Friday, April 17, 2020

Location:

Zoom meeting

In Attendance:

City of Bonney Lake: Mary Reinbold, Jason Sullivan
City of Sumner: Ryan Windish
Consulting team: LDC: Ian Faulds, Todd Hall, Clay White; EcoNW: Jennifer
Baron, Madeline Cannon, Morgan Shook; PRR; Lynsey Burgess, Brett
Houghton

Subject:

Project Kick-off

Cities’ vision and concerns
Bonney Lake vision

The City of Bonney Lake’s ultimate goal is to have a Housing Action Plan (HAP)with actionable
items they can implement, including a universal vision of housing needs and solutions tied to
salary ranges of people who work in the city.
The HAP should identify specific policy and code changes that could be considered in the future
by the City. The code changes could be considered at any time or as part of next
comprehensive plan update. Identified code and policy changes must be items that will work
when implemented, assist in closing the housing gap, and in meeting Growth Management Act
(HMA) Housing Goals. The HAP should include pitfalls and opportunities for identified
legislation. The plan should also include specific ways to spend the 1406 funds, the sales tax
reimbursement from the State, over the next 20 years.
Bonney Lake is moving to form-based code but has not implemented that shift yet in residential
neighborhoods. The plan should explore allowing other housing types single-family home
zoning.
They would like pro formas they can reference when they have practical conversations with
developers.
The work should review the two cities as a whole, where appropriate, to leverage the interplay,
recognizing that people don’t live their lives within one jurisdictional boundary. The work should
look at the subregional community the two cities make up.
Bonney Lake is looking for the HAP to create a model for how a retail-based, suburban
community can have this conversation in a serious way.
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Sumner vision
The City of Sumner also wants some concrete, actionable steps. The HAP needs to provide a
realistic picture of affordable housing in Sumner, including an understanding of the
demographics and economics. It also needs to provide a clear picture to the Council and
community of where Sumner and Bonney Lake fit in terms of affordability.
The Plan needs to consider the market and developers’ needs. For this to be successful, it
needs to be something developers support.
Sumner wants to understand the interplay between businesses, workforce, and housing to use
for advertising Bonney Lake-Sumner as a place to move and grow businesses. The Bonney
Lake-Sumner area has a large manufacturing and industrial center. Businesses have moved to
be closer to their workforce. Their workforce is here because it is more affordable than in King
County. The HAP should provide something Sumner can use to market to businesses. Sumner
wants to be able to say, “Come to the Sumner-Bonney Lake area. Not only do we have places
for your business, we have housing for your employees!”
The plan needs to provide the Council with a solid understanding of why this plan matters, the
connection between a HAP and the requirements for housing under the GMA, what affordability
looks like, where Bonney Lake and Sumner fit into regional affordability, and how that affects
both communities. It needs to have concrete action steps that that realistically can be built, and
the market will respond to. Sumner agrees with Bonney Lake that they want developers to
support this and be willing to say they support it.
Jason expressed a keen interest to focus on workforce housing. The City already provides a
variety of housing types. The Sumner Council is very concerned about affordable senior
housing, so the plan needs to address that directly.
Concerns
Both Cities think public perception is important. There would be problems if people do not
understand what affordable housing is and how it benefits the community. Public perception is
of particular concern related to multi-family housing near existing single-family neighborhoods
and affordable housing. The form-base code transition needs to be messaged carefully.
Sumner has had strong opposition to efforts to increase density but that is shifting as the town
center area is transforming. Community members are seeing transit-oriented development more
favorably. The Housing Action Plan should show that density, especially around transit stations,
has a lot of benefits. The public involvement team should prepare messaging that considers the
opposition and be prepared to manage rumors and social media.
Both Cities are concerned about how COVID-19 and the stay-at-home orders related to it will
impact housing markets. They would like to explore if this can be modeled in a pro forma.
Both Cities are aware that the rent potential needs to work with the density goals and have
sensitivity to this. The plan needs to consider the likely increase in land values and how that will
impact housing costs in general. They also want to understand the relationship between rents
in new development near transit and rent in the rest of the area.
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Sumner wants to maintain things that are working, including the robust design standards they
have in place.

Housing Needs Assessment
Affordability
The team needs to look at nuances in housing affordability, including what housing is affordable
to middle-income workers. There are some important factors to consider and topics the Housing
Needs Assessment should address:
•

•

•

•

•

•

•
•
•

•

The Area Median Income (AMI) in Bonney Lake-Sumner is higher than most of Pierce
County, but workers in the city cannot afford the housing in the city. The Housing Action
Plan needs to consider workforce housing, especially for service sector workers. Both
cities want to explore the opportunity to better match the workforce and housing
options.
Need to look at middle income folks and assess what demand is not being met. Bonney
Lake is selling middle income housing, but most people in those homes are commuting.
Folks who work in Bonney Lake are commuting in and folks who live in Bonney Lake are
commuting out.
For Sumner, we need to understand both owner occupied and rental housing needs.
Half of housing in Sumner is rentals. About a third of all the housing units in Sumner are
in multifamily structures.
Sumner wants to explore how older housing might be impacted as land values go up.
We have manufactured homes on large lots. These might be an investment opportunity
for those with higher incomes and more wealth.
Sumner also wants to look at ways to incorporate duplexes, triplexes, and quadplexes
into existing single-family neighborhoods to fit into the neighborhood feel, but still add
density and affordability.
Need to address affordability going forward since new development is priced for middle
to higher income households. Newer housing in Sumer is selling for $600,000 to
$700,000. New 400-square-foot apartments near the train station are renting for $1,300
per month. This direction is changing the affordability of Sumner. Explore the options to
have this higher cost housing near the train station but preserve affordability for the rest
of the city.
Explore the possibilities of exclusionary zoning and master plans in the Bonney Lake and
Sumner downtown cores.
Minimum density is already in place across Bonney Lake, but the team should look at
that across the City. The City wants to explore tax credits and impact fees.
In Bonney Lake, we need to consider how changing to form-based code can reconcile
with the comprehensive plan update and that process. If possible, the Housing Action
Plan should lay the groundwork for the comprehensive plan update.
Sumner has not applied for the 1406 tax credit but is exploring it. The City wants to
understand if it could use the money to implement an impact fee program.
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Special populations
As we look at affordable housing options, the team needs to consider seniors. The Sumner City
Council is especially concerned about senior housing, including folks who will retire soon. Baby
boomers are showing preference for remaining in their neighborhoods.
Large companies that provide senior housing have a stronghold in the area. Bonney Lake
already has a pending permit from Bonaventure to build a large senior living facility in the city.
Senior housing in terms of the Housing Action Plan may include options for tiny houses or
accessory dwelling units, or just making sure there is a greater range of affordable housing
options in the area.

Draft and Final Housing Action Plan
Supported housing policies to pursue

Bonney Lake
•

•
•
•
•

Inclusionary zoning and MFTE
o Want to look at these policies
o Weigh benefit against lost tax revenues
o They have a project being built and would like to use this as a selling point.
Implementation chapter updates
o 20-year time frame
Encourage infill development and reduce costs
Minimum density requirements are in place, but the team needs to make sure it’s
implemented and appropriate.
Tiny homes
o Tiny homes on wheels fit into the existing code for RVs
o Include assessment of the impact the building code update coming November 1
has on tiny houses
o For tiny homes on foundations, the Housing Action Plan needs to consider if they
are allowed in certain multi-family zones or across the whole city
o The Plan should consider lot sizes and how tiny homes impact density
o The team also needs to explore the impact of tiny homes on lakeside properties,
especially if tiny homes are considered to address affordability
o HAP should identify where these should/should not be allowed
o Perhaps tiny homes can be like cottage housing or an accessory dwelling unit
o Current code allows ADUs but there is some public opposition to them based on
concerns about their proximity and visual access to neighbors

Sumner
•
•
•

Has MFTE in town center program with an 8-year deferral for market-rate housing and
an option for 12-year deferral for affordable housing
One Council member has interest in shifting MFTE to just affordable housing
Exploring 1406 sales tax credit but need to decide what they would do with the money
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Supports the creation of an ARCH type housing program in Pierce County (this program
is in place for east King County)
o They would get about $45,000 per year from 1406 funds
o Consider pooling this funding with other entities to make a bigger impact
o Funding must be used for the "construction of affordable housing” – does that
money need to be used directly for construction, or can it be interpreted as
facilitating the creation of affordable housing – for example, does this allow
offsetting SDCs/impact waivers?
Doesn’t think Council is ready for Inclusionary Zoning but would like the team to
investigate the nuances of the program for them
Code doesn’t address tiny homes; similar to Bonney Lake, prefers tiny homes on a
foundation, maybe with provisions for tiny homes on wheels in mobile home parks
Interested in cottage housing
Interested in mixing multifamily with single family at a small scale (when multifamily fits
in with community character)

Housing Element
The housing element in Bonney Lake’s comprehensive plan is related to land use. It meets
Housing Action Plan needs. The data is out of date but includes different levels of affordability
and commuting status. It does not include transportation cost.
The data for Sumner’s Comprehensive Plan is in the accompanying Environmental Impact
Statement.
The team will look at recommendations through the lens of the current comprehensive plans
and where there are deviations, work with the Cities to address them.

Project schedule

This project is grant funded, so the project schedule is drive by grant deadlines. Additionally, as
we build the schedule, we need to consider the City Council schedule, including their breaks.
The deadline is June 30, 2021, so there is an extra 90 days in the schedule. The team will
primarily proceed as though we do not have the extra 90 days because we’ll need to account
for potential slowdowns related to COVID-19 and Council breaks in November and December.
We will talk to the cities next week about finalizing the project charter and public participation
plan. The team is going to start now on housing needs assessment. The goal is to be able to
complete an overview of the Housing Needs Assessment at the first stakeholder meeting. We
will narrow down a timeline for that when we talk to the City about the public participation plan.
The following are some high-level milestones discussed:
•
•
•
•
•
•

July
November
December
January/February
March through June
June 30, 2021

Draft Housing Needs Assessment
Draft HAP prepared and to Cities
comments
Final Housing Action Plan
Legislative process
Project deadline
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A defined schedule will be included in the project charter. A follow-up meeting is scheduled with
the cities next week to discuss the public participation plan and overall project schedule. We are
looking, however, to extend out when stakeholder meetings might start in order to respond to
Covid-19 social distancing requirements.

Next steps and action items
•
•
•
•
•

Clay and Brett talk to Cities next week about community engagement, including
discussing public comment options
Bonney Lake to send over framework of Form Based Code changes
Regroup on Housing Needs Assessment
Clarify the Cities’ needs and vision against the scope, clarify any deviance, and identify
how to address
Clay will complete Project Charter
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Appendix C – Project Schedule
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May 2020
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Project Background
The Washington State Department of Commerce (Commerce) received $4.6 million in the 2019
Legislative Session to provide grant funds to local governments to address housing affordability.
The Cities of Bonney Lake and Sumner were awarded a grant to develop a joint Housing Action Plan
(HAP). As required by the State legislation, the project is intended to “encourage construction of
additional affordable and market rate housing in a greater variety of housing types and at prices that are
accessible to a greater variety of incomes, including strategies aimed at the for-profit single-family home
market.”
The Commerce deadline for adoption of the HAP is June 30, 2021. The project team has developed a
plan to have the HAP to the Bonney Lake and Sumner City Councils for adoption by May 31, 2021.
The HAP process itself will not result in any comprehensive plan policy or regulation changes. However,
the project elements will outline information, recommendations, and possible actions that both cities can
consider taking in the future. The Housing Action Plan will be a helpful tool as both Cities embark on
updating their respective comprehensive plans prior to June 2024. The elements and objectives of a HAP
are directly linked to planning requirements for housing in the Growth Management Act (GMA).

Public Involvement Goals
Goal 1: Engage diverse stakeholders in both Cities and consider their priorities and perspectives during
the development of the Plan.
Goal 2: Build public support of the Plan before the draft Plan is presented at the public meetings.

COVID-19 Considerations
The COVID-19 public health crisis poses a challenge to the practice of public participation. It also
provides a unique opportunity to develop innovative public participation techniques, strengthen online
engagement practices, and increase digital engagement between the Cities and their residents. The
project team needs to be nimble as they navigate COVID-19, any restrictions to community gathering,
and disruptions to City Council processes. To accommodate this, the team will build additional time into
the schedule.
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Community Profile
Bonney Lake and Sumner sit in northern Pierce County with the cities of Puyallup to the west and Auburn
to the north. In 2018, the median household income in Pierce County was $69,278, higher than the
median household income in Sumner, but lower than Bonney Lake. The median home price in Pierce
County rose to $369,998 in 2019, notably higher than the median home price in both Bonney Lake and
Sumner.

Bonney Lake
Bonney Lake’s largest employment base is in the retail and food service sectors, accounting for 50% of
the jobs in the city. Professional services (doctors, lawyers, financial institutions, architects, etc.) account
for 30% of the employment base in Bonney Lake. The averages wages paid to individuals employed in
Bonney Lake is lower than the average wage in Pierce County and Washington state.
The median household income in Bonney Lake was $91,368 in 2018, with 6.9% of Bonney Lake
households living below the Federal Poverty Line.
The average home value and rent in Bonney Lake is higher than Sumner at $310,500 and $1,541 per
month, respectively.
The median age in Bonney Lake was 34 in 2016; 26.5% of the population is under the age of 18 and
9.8% of the population is over 65.
Most Bonney Lake residents, 92.6%, speak only English, while 7.4% speak other languages. The most
predominate non-English language spoken in Bonney Lake is Spanish, spoken by 4.42% of the
population. The table on the next page shows the racial and ethnic breakdown of Bonney Lake residents.
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Percentage of total
population
86.8%
1.1%
1.1%
2.5%
0.7%
6.4%
7.6%
80.9%

Sumner
The City of Sumner is home to a mix of commerce, industry, and agriculture with a variety of types and
densities of housing. Sumner has a strong employment base with a higher concentration of
manufacturing jobs per capita than Pierce County overall.
Sumner’s population density is greatest in the City Center, a Puget Sound Regional Council (PSRC)designated urban service area/urban growth area of about 3.1 square miles. In 2017, Sumner’s
population was just over 10,000, an increase of almost 19 percent since 2000.
In 2016, the median age in Sumner was 36.4, with 24.9% of the population below the age of 18 and
15.2% above the age of 65.
The median household income in Sumner declined from $60,068 in 2016 to $56,991 in 2017, with 13%
of the population below the poverty line. In Sumner, the average home value is $265,974 and the
average monthly rent is $1,047.
Most Sumner residents, 91.76%, speak only English. Spanish is spoken at home by 5.83% of residents.
The table shows the racial and ethnic breakdown of Sumner residents.

Race and Ethnicity
White alone
Black of African American alone
American Indian and Alaska Native alone
Asian alone
Native Hawaiian and Other Pacific Islander alone
Two or More Races
Hispanic or Latino
White alone, not Hispanic or Latino
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Risks and Opportunities
Risk

Opportunity

The residents of both cities may have
concerns about additional affordable housing
in their communities, especially if this
includes other housing types in existing
single-family zoned areas.

The project team will discuss the range of
housing needs in each city and address
public aversion to affordable housing and
different housing types head on, working
with community members to understand the
values and vision they have for the
community.

Some residents have general concerns about
density.

The Cities will listen to community member
concerns and communicate about the
benefits of focused density in the city limits.

Some residents may be concerned about how
increased density can increase risk for the
spread of disease, like COVID-19.

The Cities will listen to community member
concerns and share any plans to ensure
public safety with increased density.

Some residents are concerned that
gentrification will make their community less
affordable for the current residents.

The Cities will listen to community member
concerns and communicate about measures
they will take to try to ensure increased costs
are centralized in city centers and to support
affordable options throughout the area.

COVID-19 may continuously disrupt the
project schedule and prevent the team from
using traditional community engagement
techniques.

The project team will use alternative
engagement methods, including social media,
to reach community members. These new
methods will also enrich future projects,
adding diversity to the engagement tools in
each City’s toolbox.

The City of Bonney Lake does not have a
strong history of public participation.

The City of Bonney Lake will meet people
where they are and identify those topics that
most engage their residents using this project
to foster a stronger sense of civic
involvement and community identity to begin
a pattern of increased involvement in the
community.
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Key Audiences
•
•
•
•
•
•
•

Community organizations and nonprofits
Developers, including those who provide senior housing, workforce housing, market rate
housing, and subsidized housing
Elected officials
Employers and potential employers
Residents, including homeowners and renters
Senior housing administrators
Support services providers

Key Messages
Messaging will emphasize that the Housing Action Plan process is an opportunity for us to make sure
there is a range of housing types to meet the needs of all Bonney Lake and Sumner residents.

•
•

•

A Housing Action Plan will outline how to meet Sumner and Bonney Lake’s
diverse housing needs.
We want to hear from the community and learn what we need to do to make housing
work for everyone.
o It’s your community and you deserve a voice!
Our region needs more housing and we want to make sure that everyone has a place to
live in their community.
o We need diverse housing options to meet the community’s diverse housing
needs.
o People need different housing at different times in their life.
o Our community needs housing options for young people just starting out,
growing families, and older folks looking to downsize.
o More housing types means more options for everyone.

Residents of Bonney Lake and Sumner may initially have concerns about the introduction of
affordable housing in their communities. Communication with the public will emphasize that we
are looking at a range of housing types, and that affordable housing supports a healthy and
active community. Further, project communication will include that affordable housing is about
providing housing for people in all income groups.
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Public Involvement Approach
Public Involvement Schedule
COVID-19 will likely pose unexpected scheduling challenges, which will require flexibility and continued
adjustments. The following are the high-level assumptions as the project moves forward:

•
•
•

•

The project is to be completed no later than June 30, 2021.
Each project element must account for the time to move through each project step.
As of the writing of this plan in May 2020, COVID-19 social distancing requirements do
not allow in-person meetings. The project team is scheduling in-person meetings later in
the summer in case in-person meetings are permitted then. If in-person meetings are
still not permitted, the Cities will move forward with virtual meetings or otherwise adjust
the stakeholder process to meet conditions.
The schedule is designed to work around the Cities’ budget processes. The project
team’s goal is to ensure important meetings and hearings do not fall during this time.
The schedule is designed as much as possible to have key project milestones occur
before and after the holiday season so stakeholders and citizens can participate.

Task/Milestone
Housing Needs
Assessment data collection

Dates
6/5/2020-8/6/2020

Tactics
• Flyers
• Website updates and email alerts
through Bang the Table
• Workshop-style community meetings
• Stakeholder meeting

Preliminary Draft Housing
Action Plan development

8/3/202012/18/2020

• Stakeholder meetings
• Flyers
• Community input through Bang the
Table
• Workshop style community meetings
• High school leadership program
engagement
• Social media engagement
• Fairs and festivals (depending on
social distancing requirements)

Final Draft Housing Action
Plan preparation

11/3/2020-3/5/2021

• Stakeholder meetings
• Community input through Bang the
Table
• High school leadership program
engagement
• Social media engagement
• Fairs and festivals (depending on
social distancing requirements)
• Flyers
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Public hearing process

Dates
3/1/2021-6/1/2021
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Tactics
• Public meetings
• High school leadership program
engagement
• Social media engagement
• Flyers
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Public Involvement Tactics
Tool
Informational
flyers

Toolkit for
stakeholders
and other
community
leaders to share
information and
gather input

Purpose
• Provide
community
members with
information in
their established
gathering places
• Reach community
members that are
not actively
seeking
information about
City actions.

• Provide a toolkit
of resources for
stakeholders to
use to have
conversations
about housing
values beyond the
formal
engagement
process and face-

Description
Distribute flyers to share
information and ask for
community input and
perspectives on housing in
Bonney Lake and Sumner.
Flyers may include
information about the
purpose of a Housing Action
Plan and details on the public
meeting.

Additional Considerations
Develop Spanish-language flyers to post at
the laundromat and the Mexican market.

• Developers
• Homeowners
associations
• Rental
communities
• Employers and
potential
employers
• Non-profit
groups

This can be connected to the folks who are
part of the stakeholder advisory committee
but can also include a wider group of
community leaders and stakeholders.

Flyer will generally encourage
public meeting participation,
enhance understanding of
HAP process, and encourage
thoughts on housing in the
communities at hand.
Flyer will encourage
community members to
engage via social media or
Bang the Table.
Develop a toolkit that asks
community members to
consider their values around
housing and reflect on
housing in Bonney Lake and
Sumner.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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Audiences
• General public
• Spanishspeaking
community
• Community
members who
do not typically
engage in City
affairs

Identify other places to post flyers to reach
specific audiences, including foodbanks,
libraries, coffee shops, and schools. Need
to assess this list in an ongoing way based
on changing stay at home conditions
Cities must identify key gathering places
and locations to post information, including
food banks and churches.
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Tool

Purpose
to-face
interactions with
City staff.
• Increase the
understanding of
housing issues
among
community
members.

Description

Audiences
• Senior housing
administrators

Additional Considerations

Stakeholder
meetings

• Get input and
advice from
vested
community
members.
• Improve buy-in
with key
stakeholders.
• Engage
community
members who
have an
established
understanding of
their community.

Convene a stakeholder
committee to help the Cities
gather information from a
wide range of community
groups and members. The
Cities might want to invite the
public to observe.

• Builders and
contractors
active in the
area
• Major
employers
• Active
community
groups

To ensure the content is available for all
community members, the team will
consider providing interpretation at the
meetings and using headsets. This is not in
the consultant budget and would need to
be paid for externally from the consultant
budget.

• Get young people
involved in the
project.
• Hear from
community

Contact the administrator or
teacher in charge of the
leadership programs at
Bonney Lake and Sumner
High Schools and work to

• School-aged
population
• Parents of
school-aged
children

This will require a clear commitment of
time from City staff to implement.

High school
leadership
programs
engagement

The stakeholder committee
will convene three or four
times. The first meeting
agenda may include:
• Presentation on the housing
needs assessment
• Explanation of housing
action plans
• GAP analysis explanation

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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The Cities will leverage existing
relationships for membership. The
committee work and relationships will help
set the stage for upcoming comp plan
amendments and other public engagement.
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Tool

Purpose
members who
would otherwise
be less likely to
get involved in
City affairs.
• Make use of an
established group
within the
community.

Description
engage students. This might
start with a conversation
about their ideas for how to
effectively engage the
communities to which the
students belong, including
young people.

TABLE OF CONTENTS

Audiences
• Broader
community via
door-to-door
activities

Additional Considerations

• Active
community
groups

The Cities will determine the specific
groups for outreach. This will be
coordinated with the toolkits to ensure all
community segments of the population are
engaged.

Students may also support
activities such as door-to-door
information gathering with
questions like, “how would
you like to see housing
develop in your community”
or ask students to reflect on
housing in their communities
from a student perspective.
Students could present their
findings to their respective
city councils.

Workshop-style
presentations
with existing
groups

• Leverage
established
community
groups and take
pressure off the
public to attend
more meetings as
social distancing
relaxes.
• Gather
information from
the public in an

Attend established community
group meetings and give a
brief presentation on the
purpose of the project and
then engage the group in
conversation through
questions.
Presenters will work with
group members to learn more
about perspectives on
housing in the area.
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Tool

Purpose
informal face-toface setting.

Description

Audiences

Additional Considerations

Social media

• Quickly get
information out
through
established
channels.
• Social media is
not impacted by
social distancing
measures, unlike
in-person
outreach tools.

Use social media channels to
quickly reach residents.

• General public
• Younger
population via
Twitter
• Older
population via
Facebook

Sumner is already active on social media
and can use existing channels to
communicate with the public.

• Quickly get
information out
through
established
channels.
• Email is not
impacted by
social distancing
measures, unlike
in-person
outreach tools.
• Reach community
members in a
casual setting.
• Reach community
members who
may not typically
seek out
information about
City affairs.

Send emails to community
members enrolled in existing
City email lists.

Email updates

Tabling

Consider creating a hashtag
or connecting to an existing
hashtag, like #housingforall.
Social media is an opportunity
to conduct public engagement
in the age of social
distancing.

Set up information booths at
local events such as Bonney
Lake’s Kids Club and Tunes @
Tapps with project literature.
Set up information booths at
local businesses, like coffee
shops and grocery stores.

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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Bonney Lake uses Facebook minimally but
has the opportunity develop their social
media accounts throughout this project.

Sumner has an E-news program with about
1500 people on the mailing list

• Community
members who
do not typically
engage in City
affairs

The availability of this tactic is heavily
dependent on the COVID-19 situation.
Cities will determine specific events and
locations.
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Tool
Bang the Table

Purpose
• Bang the Table
can be used to
gather
meaningful input
from the
community.

Public
• Gather
meeting/hearing
community buy-in
on the draft HAP
• Directly engage
with community
members who
feel invested in
this process.
• Answer questions
and accept
feedback in real
time.

Description
Use Bang the Table to
conduct public engagement.

This includes posting draft
plans for review, hosting
discussion boards for
comments, and sharing news
about in person engagement
opportunities.
Conduct a public meeting to
• Active
present the draft Housing
community
Action Plan to the public and
members and
gauge public sentiment,
community
collect comments, and answer
groups
questions.
• Community
members
activated by
outreach earlier
in the project

BONNEY LAKE-SUMNER HOUSING ACTION PLAN
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Audiences
• Active, digitally
engaged
community
members

TABLE OF CONTENTS

Additional Considerations
PRR will work with the City of Sumner to
get everything on the Bang the Table
platform, and then we can link over from
the Bonney Lake website to the Sumner
website so there is just one hub for
everything.

Stay at home conditions may affect the
public meetings.
Suggest one public meeting per city.
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Key Stakeholders
Business

•
•
•
•
•

Bonney Lake Chamber Collective
Puyallup-Sumner Chamber of Commerce
South Sound Chambers of Commerce Legislative Coalition
Sumner Downtown Promotions Association
Tacoma-Pierce County Chamber of Commerce

Legislative

•

•

State legislature
o Legislative District 25
▪ Senator Hans Zeiger
▪ Representative Kelly Chambers
▪ Representative Chris Gildon
o Legislative District 31
▪ Senator Phil Fortunado
▪ Representative Drew Stokesbary
▪ Representative Morgan Irwin
Pierce County Council
o Pierce County District 1
▪ Councilmember Dave Morell
o Pierce County district 2
▪ Councilmember Pam Roach

Tribal

•

Andrew Strobel, Puyallup Tribe of Indians

Agency partners

•
•
•
•
•
•
•
•
•

Pierce County, Community Services Programs
Pierce County Housing Authority
Pierce County, Human Services
Pierce County, Planning and Public Works, Director Dennis Hanberg
Pierce Transit
Puget Sound Regional Council
Sound Transit
Sumner-Bonney Lake School District
Tacoma-Pierce County Health Department

Community organizations

•
•
•
•

Bonney Lake Food Bank
Calvary Community Church
Communities for Families Coalition (CFF)
Exodus Housing
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•
•
•
•
•
•
•
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HOAs
Metropolitan Development Center
Multicultural Self-Sufficiency Movement
Shared Housing Services
St. Andrews Catholic Church
Sumner Community Food Bank
Tacoma/Pierce Affordable Housing Consortium
YMCA

Stakeholders for Advisory Committee

Sector / Area of
Interest
Developer / builder
Affordable housing
advocate
Community services

Organization

Representative

Dobler
Tiny Homes

David Dearth
Todd McKellips
Marilee Hill-Anderson

Community services

Sumner-Bonney Lake School
District
Exodus Housing

Community services

Sumner Food bank

Executive Director, Tiffany Rhyner

Community services

Bonney Lake Food bank

Executive Director, Stacey Crnich

Real estate / Rotary
Club
City of Sumner / Real
estate
City of Bonney Lake

Commercial Broker/Planning
Commission
Apartment Owner/Planning
Commission
Planning Commission

Sam Suznevich

Business

Whispering Hills

Jeff Kreel

Business

Chamber of Commerce

To be determined

Seniors

Sumner Senior Center

Jenny Simoneaux

Seniors

Adult Family Homes

Seth Wagner

Faith community /
Latinx community
Faith community

Calvary/United Methodist/St.
Andrews/First Covenant
New Hope Community
Church

Pastor Pam, United Methodist

Executive Director, Tonya TunnellThornhill

Andy Elfers
To be determined

Joseph Keith

Sources
http://www.city-data.com/city/Sumner-Washington.html
https://datausa.io/profile/geo/sumner-wa
https://www.census.gov/quickfacts/bonneylakecitywashington
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https://www.census.gov/quickfacts/fact/table/sumnercitywashington,bonneylakecitywashington/PST04521
9
https://www.ci.bonneylake.wa.us/UserFiles/Servers/Server_15292413/File/Planning/Comprehensive%20Plan/Chapter%204%2
0-%20Economic%20Vitality%20Element.pdf
https://sumnerwa.gov/about/aboutsumner/statistics/
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