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Community Development Department

PLANNING COMMISSION AGENDA
June 4, 2014
City Council Chambers - Justice and Municipal Center at 6:30 PM

MEMBERS CITY STAFF

Grant Sulham — Chair Jason Sullivan, Senior Planner

Winona Jacobsen — Vice Chair Debbie McDonald, Planning Commission Clerk
Brad Doll

Dennis Poulsen

David Baus

Debbie Strous-Boyd
Craig Sarver

I CALL TO ORDER, ROLL CALL and NEXT MEETING POLL (June 18, 2014)
II. APPROVAL OF MINUTES
III. PUBLIC HEARING (None)

IV.  PUBLIC COMMENT AND CONCERNS
V. OLD/CONTINUING BUSINESS
1. Bonney Lake Comprehensive Plan Update — Land Use Element
VI. NEW BUSINESS
VII. FOR THE GOOD OF THE ORDER
1. Correspondence

2. Staff Comments

3. Commissioner Comments

VIII. ADJOURNMENT Next meeting: June 18, 2014

City of Bonney Lake P.O. Box 7380 4 8720 Main Street E.
(253) 862-8602 4 Fax (253) 826-1921 Bonney Lake, WA 98391-0944



THIS PAGE INTENTIONALLY LEFT BLANK



«BONNEY

Community Development Department

Planning Commission Minutes

May 21, 2014 Regular Scheduled Meeting DRAFTED
City of Bonney Lake Council Chambers

The meeting was called to order at 6:30 P.M.

Planning Commission Present City Staff Present

Grant Sulham, Chair Jason Sullivan, Senior Planner

L. Winona Jacobsen, Vice-Chair Debbie McDonald, Commission Clerk
Brad Doll

Dennis Poulsen

Dave Baus

Debbie Strous-Boyd (Absent)
Craig Sarver

I APPROVAL OF MINUTES:

MOTION WAS MADE BY VICE-CHAIR JACOBSEN AND SECONDED BY COMMISSIONER
SARVER TO APPROVE THE MINUTES FROM THE MAY 7, 2014 MEETING.

MOTION APPROVED 6-0

II. PUBLIC HEARING:

Ordinance Number D14-59: Amendments to the Land Use Matrix — Related to Senior Housing

Chair Sulham open the Public Hearing at 6:31.

No Public Comments

Chair Sulham closed the Public Hearing at 6:32.

MOTION WAS MADE BY COMMISSIONER DOLL AND SECONDED BY COMMISSIONER
POULSEN TO RECOMMEND THAT THE CITY COUNCIL ADOPT ORDINANCE D14-59

AMENDING THE LAND USE MATRIX CODIFIED IN BLMC 18.08.020 ALLOWING SENIOR
ASSISTED LIVING FACILITIES IN THE DOWNTOWN.

MOTION APPROVED 6-0

City of Bonney Lake P.O. Box 7380 #19306 Main Street East
253.862.8602 ¢ Fax: 253.862.8538 Bonney Lake, WA 98391-0944
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CITY OF BONNEY LAKE
PLANNING COMMISSION MEETING MINUTES MAY 21,2014

Ordinance Number D14-60: Amendments to Title 14 BLMC — Development Code Administration

Chair Sulham opened the Public Hearing 6:33.

Mr. Sullivan gave an overview of the amendments and how some were streamlined and made user friendly.
No Public Comments

Chair Sulham closed the Public Hearing at 6:42.

MOTION WAS MADE BY COMMISSIONER SARVER AND SECONDED BY COMMISSIONER
DOLL TO RECOMMEND THAT THE CITY COUNCIL ADOPT ORDINANCE D14-60

REPEALING THE CITY’S CURRENT LAND USE REVIEW PROCEDURES AND ADOPTING
NEW PROCEDURES.

MOTION APPROVED 6-0

III. PUBLIC COMMENT AND CONCERNS: NONE

IV.  OLD/CONTINUING BUSINESS:

Bonney Lake Comprehensive Plan Update — Community Character Element

Mr. Sullivan presented the draft of the Community Character Element of the Comp Plan. This is the chance
for the Planning Commission to dictate what goes in the section. Vice-Chair Jacobsen will work on the
historical piece and bring it back to the Planning Commission.

Commissioners gave their comments, suggestions and corrections to Mr. Sullivan.

Commissioner Poulsen commented it is hard to get small businesses to locate in Bonney Lake when permit
fees are so high.

V. NEW BUSINESS: NONE

VI. FOR THE GOOD OF THE ORDER:

Correspondence - NONE
Staff Comments —

Mr. Sullivan commented on the upcoming Open House set for June 18®. The postcards with the Open
House and survey information should go out by the end of the week.

M: Everyone/Planning/Planning Commission/Minutes/2014/May 21, 2014
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CITY OF BONNEY LAKE
PLANNING COMMISSION MEETING MINUTES MAY 21,2014
Commissioner Comments —

Vice-Chair Jacobsen announced the Historical Society will again be holding a contest on nature and wildlife
short films with the winner entry being shown at the Milotte Film Festival in October.

VL. ADJOURNMENT:

MOTION WAS MADE BY VICE-CHAIR JACOBSEN AND SECONDED BY COMMISSIONER
BAUS TO ADJOURN.

MOTION APPROVED 6-0

The meeting ended at 7:31 P.M.

Debbie McDonald, Planning Commission Clerk

M: Everyone/Planning/Planning Commission/Minutes/2014/May 21, 2014
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1. INTRODUCTION

The purpose of the Land Use Element is to provide goals, “It is the intent of the planning

policies, actions diagrams and standards to guide future land Commission and Town Council to

use decisions in Bonney Lake. While all elements of the develop a ‘New Town’ within the
Greater Puget Sound Region.
This town is to be well organized,
Management Act (GMA), this Element is the most far- [SIEFER iR play space for

reaching. It informs all other elements of the Plan, shaping children, have school facilities
within walking distance of small

children, shopping centers at
housing sites, influencing public facility requirements, U ETETHI places, separate

Comprehensive Plan have equal weight under the Growth

the future transportation network and the location of future

pedestrian and vehicular traffic,
and provide those amenities of
life which make life well worth
living within the Town of Bonney
Lake.”

defines the City’s open space system, and responds to

natural resource conservation issues and safety hazard
establishes the basic pattern of development in the
the next twenty years, including land uses and densities,
presents the policies and actions to ensure that future

) ) Plan for Bonney Lake, Washington
development will enhance the quality of life for all Bonney May 2, 1964

Lake’s residents.

The Land Use Element is crucial to guiding the City towa se lern that consumes less energy,

is less dependent on automobi

upports local esses, a inclusive of persons of all ages and

physical capabilities. The.f also been carefully integrafed with the Transportation Element to
promote a future land t reflects the opportunities and constraints of the transportation

system.

Land Use
this Element, to

ap and Land Use Designations. It uses color coded categories, which are defined in detail in
v the land intent over the twenty year time horizon of the Comprehensive Plan.
The forth section
Growth Area (BLUGA) 3
BLUGA, some of these

some are located outside of the CUGA. The fifth section of the Land Use Element presents goals,

e Potential Annexation Areas within the current Bonney Lake Urban
otential Annexation Areas that the City has identified to be added to the
areas are located within the Comprehensive Urban Growth Area (CUGA) and

policies, and implementing actions. The policies guide day-to-day City decisions on topics such as land

use compatibility, hillside protection, and the review of new development. The final section address the

protection of property rights which is one of the goals of the growth management act.

-z 54 1/26 Bonney Lake Comprehensive Plan



2. EXISTING LAND USES

Bonney Lake’s land use pattern is defined by the City’s topography, its recreational past, its early
settlement patterns, its transportation network, and its location within the nation’s thirteenth largest
major metropolitan area. When the City incorporated in 1949, it was developed primarily a residential
community with residents commuting to the more industrial centers to the north and west for work; a

trend that has continued over the last sixty-five years.

Bonney Lake is located on an undulating plateau about 400 feet above the valley of the Puyallup River,
two miles upstream of that river’s junction with the White River. into the valley ranges from

40 to 50 percent. The city boundary is irregularly shaped. Thexu

on the north. Fennel Creek and its associated wetlandmelands divi e north and west
portions of Bonney Lake from the southeast portion. &
As of 2013, Bonney Lake is the fifth most populou in Pi i opulation of

approximately 18,018 people. Geographically, the City is i largest city wholly located in the
Pierce County encompassing almost 7.4 sq i ,727. . This area includes approximately
of Lake Tapps. According to
database on May 30, 2014,

ing land uses.

Pierce County Assessor-Treasurer Records, a

the area represented by the 2014 city limits breaks

’\
N
A
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Residential — Single Family/Mobile Home 2,233 47.23%
Residential — Duplexes 37 0.78%
Residential — Multi-Family 20 0.42%

Residential Subtotal 2,290 48.43%

Open Space — Greenbelts

Open Space — Public Parks

Open Space - Private Parks

Open Space - Agriculture/Timber

Open Space - Lakes

Open Space - Conservation

Open Space Subtotal 518 10.96%
Warehousing - Logistics 0.40%
Retail - Food Services 3.83%
Professional Services 1.92%
Commercial Subtotal 291 6.15%
Public Facilities 125 © 2.64%
Utilities \'88 1.86%
Right-of-Way 622 13.16%
Public Subtotal 835 17.66%
Vacant 794 16.79%
_’\ ‘ Txl 4,728 100.00%
2.1 RESIDENTIAL USES
Bonney Lake has apywely 2,289 acres of residential development. This acreage accommodates
6,631 housing units, for an average citywide residential density of 2.9 units per net acre. Some 2,233

acres, or approximately ninety-seven and half percent (97.5%) of the residential total, was developed
with single family homes, including mobile and manufactured homes. The average density in these areas
is 2.7 units per net acre. This relatively low density reflects the City’s early evolution as an auto-oriented
suburban community. Only two and half percent (2.5%) of Bonney Lake’s residential land area is
developed with multi-family housing, including duplexes, apartments, and condominiums. Densities in

these areas are substantially higher, averaging over 9.6 units per net acre.

t;y:’ /tlA‘é 3/26 Bonney Lake Comprehensive Plan



Most of the City’s medium and high density uses are located in Downtown and Lake Tapps Center and
East Town Center. The prevailing development form in these areas consists of two to three story garden
apartment complexes and duplexes in landscaped settings. Some of these complexes consist of multiple
buildings surrounding shared amenities such as lawns, and playgrounds Mid-rise buildings of four to

seven stories do not exist.

2.2 COMMERCIAL USES

Bonney Lake contains approximately 291 acres of commercial develo

nt. This includes 19 acres of

warehousing and logistic uses, 91 acres of professional office uses cres of general commercial

which includes retail, personal services, restaurants, and ente ney Lake’s commercial

areas serve to provide identity and focal points for subaremm ity. Ov last 20 years, more

4 B
regionally-oriented shopping areas have emerged. Thwareas include big-box ilers and smaller

retail and restaurant uses. It is adjoined by car deale and other large format co | activities

serving customers from Bonney Lake and beyond.
A 4

2.3 PUBLIC/UTILITY/RIGHT-OF-WAY
public userortation facilities, utility
infrastructure, governmental buildings, public s munity facilities. There are approximately

835 acres in this use. Over halﬁihis area is dedicate of-way and private streets.

2.4 OPEN SPACE

Existing activities in this category include a

However, some of the perties may be difficult to develop due to environmental and / or access
constraints. When constrained or unavailable properties are subtracted out, only about 287 acres of
vacant land remain. About 173 acres of vacant land are zoned residential and about 114 acres are zoned

commercial or mixed use.

Land Use Element 4/26 :*"{/@A;Z



3. PROJECTED GROWTH

RCW 36.70A.215 requires Pierce County and its cities to evaluate development (land consumption) over
time to determine whether the adopted urban growth areas and zoning density provide land capacity
sufficient to accommodate population projections. Bonney Lake is required to plan for the addition of
2,104 housing units and 943 jobs during the period from 2010 to 2030 pursuant Pierce County

Ordinance No. 2011-36s. The growth in housing units represents an annual growth rate of 1.5%;

however, between 2000 and 2010 Bonney Lake has had an average ann rowth rate of 3.3%".

This historic growth rate is more than double the future growth rat by Pierce County. Bonney

Lake is a desirable place for residential development and has had ge growth rate of 2.1%
over the 30 year period from 1980 to 2010: excluding growt i ased on the historic
growth rate, the City will need to accommodate 28,450 ple and 10,452 housin by 2035 within

the existing incorporated boundaries of the City by 2

ft
ey Lake is projected to add 20,809
13 to 2035. Therefore, Bonney
ng units and 6,105 jobs by

Based on the historic growth rates and the incorporatio Potential Anhnexation Areas
(PAA) within the Bonney Lake Urban Growth Area (BLUGA),

people, 6,819 housing units and 1,600 job

the period fro

Lake will need to accommodate a total of t
2035.

1 Housing units and population annexed into the City between 2000 and 2010 were excluded when calculating the average

annual growth rate.

5/26 Bonney Lake Comprehensive Plan
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With the annexation of large residential area the future, Bonney Lake will move further

towards being a predominately residential com aving a balanced mix of jobs and

WOnney Lake have 0.48 jobs per household, compared to 0.70

Pierce County’s 2013 Bui
4,238 housing units and 3,1
PAA 2013.

housing. By 2035, itis p

today.

and U

new low de i i borhoods, as it once did. It continues to show areas where future

ap does not show large areas of vacant land designated for

commodated and areas where mixed use development combining
residential and co i s are possible. Because the land supply is more limited today, future
development will need cur at higher densities and intensities than it has in the past, often on sites

that are “underutilized™rather than vacant.

Land Use Element 6/26 ;E%yEY(



4. FUTURE LAND USE MAP

4.1 MAP OVERVIEW

The Future Land Use Map uses color-coded designations to express the intended use of land across the
Bonney Lake area from 2015 to 2035: the twenty-year time planning horizon of the Comprehensive

Plan. Preparation of the Future Land Use Map is explicitly required by the th Management Act.

se of land as of 2014. In other
y, indicating that the City

In most cases, the designation on the Land Use Map matches the existi

cases, the designation may be different from what is on the gr

is vacant today but designated for residential use on the
housing during the next twenty years. Similarly, a parce but designated

as “mixed use” on the map would be expected to

uses.

The Land Use Map is implemented through the City’s zoning r ions. Each color-coded category on
the map has a corresponding set of compat i istricts. e Land Use Map guides zoning,
it is not the same as the Zoning Map. By definition, i ded to be general and does

not necessarily follow parcel boundaries. There.are a use categories shown on the

our residential

Future Land Use Map, including ries, fou mercial and mixed use categories,

four open space categori public facility ‘¢ategory. Stfeets and public rights-of-way have the
; i erty; however, the rights of way remain uncolored on the Map

ear on ap. These designations are defined as follows:

to 5 units per Net Acre)

neighborhoods. Thes
5,000 to 10,000 square

re characterized by subdivisions of detached homes, usually on lots of

. Correlating zoning classification is R-1.
Medium Density Residential (5 to 9 Units per Net Acre)

The Medium Density designation applies to duplexes and townhouses. Net densities in these areas
generally range between 5 and 9 units per net acre. These areas are multi-family, but retain some of the
characteristics of suburban neighborhoods such as landscaped yards, off-street parking, common open
space, and low building heights. Other compatible uses, such as schools, child care centers, parks, and

religious facilities, may also locate in areas with this designation. Correlating zoning classification is R-2.

~«~BONNE
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High Density Residential (10 or More Units per Net Acre)

The High Density designation applies to apartment buildings are generally three stories. Densities must
be at least 10 units per acre. On larger parcels with this designation, common open space and other
shared amenities are typically provided. Other compatible uses, such as schools, child care centers,
parks, and religious facilities, may also locate in areas with this designation. While this designation is
principally intended for residential development, some mixed use development (i.e., apartments above

retail shops / services / offices) may be allowed under certain conditions. Correlating zoning

classification is R-3.

Planned Community Districts

No minimum or maximum densities are established for thism:t. he Plann mmunity District, is
S
designed to accommodate master-planned, mixed—uﬁvelopments that economical and

efficient use of the land, while providing a harmonio i sing choices, ea s to urban
amenities, and the preservation of natural and scenic

classification is PCD.

B
4.3 COMMERCIAL AND MIXED USE DESIGNATIONS

pearzthe map. These designations

or minimum allowable residential

Four commercial designations and one mixed
are defined below. For mixe projects,

densities. The CommunAElement of
additional guidance &esign of commercial an ixed use areas. In general, the City envisions an
emphasis on pedestrian a in mercial districts with buildings oriented toward streets and

sidewalks, especi the Do n.

ood
intent of tha to pro certain commercial and service uses which are compatible

ds and prin lly oriented to serve adjacent residential areas and neighborhoods.

e Comprehensive Plan should be consulted for

intended to be pedestrian-oriented with an attractive and distinct
identity, along wit ities such as small parks, public art, and plazas. Typical uses include local

services, retail, eating a inking establishments, civic facilities, housing, and mixed-use development.

Downtown

The Downtown designation applies to the 128 acre area in the heart of Bonney Lake. The area includes a
mix of mostly auto-oriented commercial, office, civic, health care, and limited residential uses. Looking
forward, Downtown will become more urban in character, with more intense infill development and

redevelopment.

Land Use Element 8/26 ;*tg) EY



Trees, sidewalks, benches, plazas, public art and other amenities that make the streets pedestrian-
friendly. The Downtown is envisioned to become the civic center of the City. The designation also
accommodates mid to high-rise residential projects and mixed use projects incorporating housing above
non-residential uses. The spatial distribution of uses is further guided by policies in this Element, other
elements of the General Plan, the Zoning Ordinance, and the Downtown Community Plan. In particular,
the Downtown Community Plan should be referenced for development standards and design guidelines

for projects in the Downtown area. Correlating zoning classifications are Downtown Core and

Downtown Mixed Districts.
East Town

The East Town district is intended to provide appropriately lo
and/or limited service commercial establishments, offi
establishments offering commodities and services requi
market area, wholesale distribution facilities, re
complementary to neighboring commercial and residentia
the combination of major retail establishments and storage, tion and assembly of products from
previously prepared materials, including i ial parks which do not generate

excessive noise, odors, dust, smoke, heavy tr i ter or air.
Mid-Town

Mid-Town is envisioned to
market, typically on la
have large floor aréas a

consumers from Bonney La 2 ities in_east Pierce County. Uses such as furniture and

electronic alers

retailerM'
P===N h

4.3 OPEN SPACE

Three open sp

ovement stores, department stores, and “big box”

e not permitted.

designations are de
Public Open Space

This category includes parks that are owned and operated by the City of Bonney Lake, including active
and passive recreation areas and environmentally critical areas. Typical uses include athletic fields,
playgrounds, and trails. The appropriate uses in any given park are based on the park’s classification and
standards and are further defined in the Public Facilities and Service Element. The category also

includes lands owned by public or quasi-public agencies other than the City of Bonney Lake; including

:"55% "cg 9/26 Bonney Lake Comprehensive Plan



the Buckley-Bonney Lake Regional Park, the Tacoma Public Utilities transmission line rights of way, and

property owned by the Cascade Water Alliance above the ordinary high-water mark.

These lands will remain as permanent open space through the horizon year of this plan. A limited
number of utility, recreational, and park improvements, such as trails or interpretive nature centers,

may occur during the planning period.

Private Open Space

The Private Open Space designation typically applies to private land as open space within

planned communities. Private open space uses may include nat eas, passive use areas, and
outdoor recreation facilities, clubhouses, community amenities, rounds and picnic areas,
and areas classified as environmentally critical areas Iocatem ith the exception of
ancillary structures related to the intended open spa lopment are not

permitted in areas with this designation.

Conservancy

.

4.4 PUBLIC FACILITY

The &mility designaNnerally ies to non-open space parcels owned by public agencies or

utilities. Th ignation incl City“facilities, public schools, water and sanitary district facilities,

transit agency nd other federal, state, county, and local government facilities. Not all

public facilities ap designation—for map legibility purposes, facilities less than one acre in

size that are similar in er to adjacent uses may be shown with the adjacent use designation.

For example, individualéfire stations and branch libraries may not appear on the map. Conversely, sites
designated as Public Facility are not precluded from future private use through joint public-private
development, provided such development is consistent with the policies of the General Plan. Allowable
development intensity on Public Facility properties is determined on a case-by-case basis and a 45-foot
height limit generally applies. Public Facility also applies to unmapped portions related to freeway and

railroad right-of-way.

Land Use Element 10/26 :";}(Z) EY



4. URBAN GROWTH AREAS

The Growth Management Act requires that counties coordinate with cities to establish urban growth
areas, which are lands that are, or can be, developed to urban densities with urban services. Only
Pierce County government can officially designate a UGA. UGAs are generally associated with a
particular city, and represent the area that may annex to that city to receive services such as sewer,

water, and police protection. Urban growth areas must be of sufficient size to accommodate a city’s

share of the county’s population growth for the succeeding twenty-year iod. The Bonney Lake Urban

Growth Area, as approved by Pierce County, consists of three Pote nexation Areas (PAA): Kelly

like to add following areas to the BLUGA that are currently ou

% 96" PAA: This area is bounded by

the existing City boundaries on the e intent of

additional capacity, but to establish egula ry be
County. Currently some.parcels are located.in.the City a

n the west, 96! e north, 234" on the west, and

pansion is not to provide

een the City and rural Pierce

in rural Pierce County.

&
< Entwhistle PAA: i 3 214th on the west, the City boundaries on the north,
234th on thesw : i onithe south. The intent of this expansion is not to
provide additional i regular boundary between the City and rural

Pierc

<> th PAA: This i by the existing city limits on the north, west, and south, and by
th:enue Eas‘ (. Adjacent to the Cedar View neighborhood. The intent of this
ex ion is not to pr e additional capacity, but to establish a regular boundary between the

#* Prairie Rid : area is generally bounded by South Prairie Road on the north, 214" on
the west and t
in the 1960’s
developed and platted at an urban density, it was not included in the CUGA established in 1994.

e of the Bonney Lake Plateau on the east and South. This area was platted
lor to the adoption of the Growth Management Act. While the area was

The intent of this expansion is not to provide additional capacity, but to a include lands already
constructed at an urban density in the BLUGA.

++ Falling Water/Creek Ridge PAA: This area is generally bounded by Rhodes Lake Road on the
north, the ridge of the Bonney Lake Plateau on the west, and the Tehaleh Employment Based

Community on the west and South. Plats for this area were vested developed prior to the

~«~BONNE
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adoption of the Growth Management Act and are begin developed at an urban density within
“rural” Pierce County. The intent of this expansion is not to provide additional capacity, but to

include lands already platted at an urban density in the BLUGA.

5.1 CITY IDENTITY

Bonney Lake has been, is, and will remain primarily a residential

“Develop Bonney Lake as a
. . i o balanced community,

fabric of these areas while accommodating new infill development, maintaining and enhancing
there are other parts of Bonney Lake where the potential exists forg Flilaio Gl bai i ln £l
residential “bedroom’
character with a thoughtful
F SN blending of desired
development and higher density residential in the DowrWn, E|hI:8l economic activities and
higher density residences.”

community. While the City needs to continue to strengthen the

transformative change. The policies below will make the Cit
sustainable suburban community by focusing new corma

major corridors (especially SR-410), and within in o nters o
local importance while protecting the residential chara Comprehensive Plan
City. The Downtown envision to become a designated Coun The City of Bonney Lake

October 23, 1985

public facilities.

An important part of strengthening the City’s

canopy; Lake Tapps; Fennel ek; and views ¢

ed commitme space preservation and conservation of

Olympic Mountains thro

natural resources.

regional identity for Bonney Lake as a City with outstanding
blic facilities, parks, and employment districts. As the Pierce County’s
uld continue to evolve into a major regional destination with a distinct

identity and a reputa odel for creating sustainable suburban communities.

v' Implementatign: Play a prominent role in regional forums and discussions that address issues
affecting the Puget Sound Region and Washington, including such issues as climate change,
reducing auto dependency, air quality improvements, energy and water conservation, and

transit oriented development.

v' Implementation: Focus a significant portion of the residential and employment growth into

the Downtown and other City Centers.

«BONNEY
- €
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v"  Implementation: Have the Downtown area designated as a Countywide Center. Under the
Pierce County Countywide Planning Policies (CPPs), Countywide Centers are designated at the
County level and serve as a local focal points where people come together for a variety of
activities, including business, shopping, living and recreation. Countywide Centers are also

potentially candidates for designation as regional centers

Policy LU-1.2: Develop Bonney Lake’s available land supply to provide an array of housing choices, job
opportunities, shopping choices, recreational choices, and entertainment and.cultural facilities to reduce

the need for residents to travel outside the City.

Policy LU-1.3: Conserve the unique ecological characteristics of the ake that contribution to the

City’s identity and livability. Future land use decisions should e erm protection of these

areas as open space.

Policy LU-1.4: Sustain and enhance Bonney Lake’s residential neighborhoods a basic “building

blocks” of the community.

Policy LU-1.4: Ensure that residential neighborhoods provi housing choices, safe and walkable

streets, and convenient access to services, schools, and parks. ile the basic pattern of land uses in
most neighborhoods is set, over time the act residential development by
clustering homes to provide open space, redu rve environmental features,

and reduce the per-unit cost of utilities.

Policy LU-1.6: Transform Boa into a pedestrign-oriented urban district containing a
&
mix of office, retail, hea j sity residential, cultural, and entertainment land

ng sense of place.

y Element, Strategic Commercial Districts Plan,
o guide land use and urban design decisions. Update

development trends, land use changes, and emerging City

nize Downtown as Bonney Lake’s highest priority for multi-family
trian-oriented shopping, cultural, civic, and entertainment land uses.
ons throughout Bonney Lake should support the vision of Downtown as
the heart of ity, and should take care not to siphon off demand for these uses to other

parts of the city.
See the Downtown Sub-Area Plan for additional policies and action items.

Policy LU-1.7: Recognize other centers of local importance that contribute to Bonney Lake’s identity.
Plans for these districts should address the preservation of historic resources; identify appropriate areas

for new commercial, residential, and mixed-use infill development; establish parking and transportation
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strategies which foster a pedestrian-oriented shopping environment; and provisions to ensure that future

development helps enhance and define each area’s character.

v' Implementation: Implement and periodically update plans and/or design guidelines for Mid-

Town and East Town to better achieve or facilitate the goals of the General Plan.

v" Implementation: Develop sub-area plans for the Allen Yorke Park, Bonney Lake High School,

Prairie Ridge, and Victor Falls areas that promote the areas as gathering places and/or

shopping areas.

See the existing sub area plans for Mid-Town and East Town for additi olicies and action items

4

properties. Public investment and partnerships with
used to incentivize infill development, particularly in the

n areas.

Land Use Element 14/26 :‘»ta(zw



5.2 CENTERS AND CORRIDORS

Centers are the places in Bonney Lake where

“The centers concept is at the core of VISION ) o )
2040. While centers in Metropolitan and Core residents shop, socialize, conduct business,
Cities serve key regional functions as major and meet friends and neighbors. They are the
job, commercial, transportation, and
government hubs, other types of centers are o )
also important. VISION 2040 expects each come in different shapes and sizes. Some may
city in the region to take steps to further be regional sh centers that draw
evolve one or more central places as mixed
use areas of residences, employment, shops,
cultural facilities, and entertainment. Each
such center — no matter how large or small restaurant or activity
— should serve as a focal point of
community, be walkable, and have easy
access to transit.”

gathering places of the community, and they

across east Pierce County.

Is that they
VISION 2040 the City’s
December 2009

pedestrians and other m art of Bonney‘ke’s legacy as an auto-centric City. Looking to the

be reshaped t ct contemporary planning and development

ombining upper floor residences over ground floor shops and
lent. Walking and bicycling will be more convenient. Close attention
will be paid to a esign and the quality of the streetscape to ensure an attractive
environment.

Goal LU-2:  Distinctive, vibrant centers and corridors that accommodate housing, commerce,
shopping, services, civic activities, entertainment, and culture

Policy LU-2.1: Create inviting, pedestrian-oriented centers throughout Bonney Lake. A center may be any
place that provides a gathering place for residents or a focal point for the neighborhood around it, such
as shopping centers, civic centers, community facilities, and neighborhood services.

Policy LU-2.2: Reinforce a hierarchy of retail centers in the City, characterized by:

w
®
Z
Z
=
v
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< A Downtown which accommodates pedestrian-oriented retail uses, uses that serve residents and

employees, and specialty and “niche” activities such as entertainment and outdoor dining.

<+ Town Centers, the Mid-Town and East Town areas, which accommodates uses serving several
neighborhoods, such as local serving offices, restaurants, specialty retail stores, and regional
shopping centers. Regional shopping centers main attractions are its anchors which include

traditional, mass merchant department or fashion specialty stores.

** Neighborhood Centers, corresponding to smaller shopping center. local-serving retail and

service uses along major thoroughfares. Neighborhood Cent ypically include a grocery or

drug store, or other moderately sized anchor. New large-foo il uses are inappropriate in

such areas.
&

v Implementation: Focus retail recruitment effomnrket niches egments that are
currently missing in Bonney Lake. V 4

v' Implementation: Strengthen Downtown as t oviding more
complete and attractive retail shopping experien owntown should provide an urban
shopping experience with pedestrian-ori sidewalks, attractive streetscapes,
outdoor dining, structured (and o dining, and entertainment

Policy LU-2.3: Encourage the development of ke s idors that accommodate multiple
modes of transportat/on

activities without an a street p ich cannot be easily accommodated in centers. In

general, corridors shoul ognized as having distil
key intersections. Streetscape i

standards,

sense o j
0‘se zoning regulations as needed to achieve the land use goals for

s. This should include development standards which prohibit commercial “strip”

aintain development regulations which direct to auto-oriented
commercial activities to Town Centers and along corridors or freeways, rather than into

Downtown or Neighborhood centers.

Policy LU-2.4: Ensure compatibility with surrounding single family homes. Protect neighborhoods from

incompatible uses by appropriate use of buffers.

v' Implementation: As projects are approved, require appropriate transitions in height, bulk,
and density between commercial centers and surrounding lower scale residential areas to

avoid impacts associated with abutting commercial uses and single family residential
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neighborhoods. Standards for buffering, noise reduction, and building step-downs should be

included in the Zoning Ordinance to ensure land use compatibility.

Policy LU-2.5: Maintain a mix of uses and activities in centers that meet a range of neighborhood,
citywide, and regional needs. Some centers may be characterized by predominantly retail uses, while
others may contain a more varied mix of activities including civic, education, local-serving offices, and

group assembly uses.

Policy LU-2.6: Encourage the collocation of public services such as education; health care, libraries, child

care, and senior centers in facilities located within the Downtown. Such facilities and services may be
incorporated within new large-scale private development as a way ide community benefits and

meet the service needs generated by that development.

Policy LU-2.7: Strengthen the connections between Bo d the surrounding

and coordin land use and

neighborhoods through physical improvements, pu transit,

transportation planning.

Policy LU-2.8: Support the transformation of auto-oriente ng centers—currently characterized

by retail strips surrounded by large surface parking lots—into edestrian-oriented centers. The City

aspires to create more contemporary s environments, wide sidewalks, pedestrian
crosswalks, transparent storefronts for win
furniture, public art, landscaping and street trees, de treetélighting, and pedestrian-scaled

signage.

ementation: arking standards for commercial uses and seek revisions that
the adequacy of parking while minimizing the surface area used for this activity.
rking lots, and the designation of preferred spaces for car-share

size and pro hared parking.

Implementation: Require that parking and service uses be accessed from side streets or

alleys, rather than along collector and arterial streets. In general, site plans should avoid curb

cuts along major street frontages and promote access from other points along the property.
v" Implementation: Develop a comprehensive parking strategy for the Downtown.

Policy LU-2.11: Support the development of housing as a component of Bonney Lake’s centers,

preferably in vertical mixed use formats where housing is located on the upper floors of buildings with
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ground floor retail. The following additional guidelines should be used for siting housing within
commercially designated areas:

/

% Mixed use projects incorporating housing above commercial uses are permitted within the

Downtown, and in some Town and Neighborhood Centers.

%+ Projects that are entirely residential (e.g., no ground floor retail use) may be appropriate in

commercial areas in limited circumstances, as specified by zoning, specific plans, area plans, or

General Plan policies and actions.

v" Implementation: Concentrate mixed use (retail/housing) d ment in the Downtown. This

should be reflected in the commitment of resour astructure, parking, and

streetscape im provements.

v' Implementation: Use zoning to identify areas j e o?ier Town and borhood Centers

where development that is entirely reside is acceptable, subject to m density

N

Policy LU-2.12: Manage commercial land uses and deve/opmVy that contributes to the health

requwement.

and well-being of Bonney Lake’s residents.

v" Implementation: Limit the prolifera e-through “ " restaurants. Where fast
food restaurants are proposed in the s, they should be pedestrian-

oriented.

development of farmers markets and other venues where

ds can be sold.

5.3 COMPLETE NEIGHBORHOODS

More than any ot feature, Bonney Lake’s residential neighborhoods define the city and

shape its sense of co ity. Over the years, the City’s neighborhoods have become increasingly
diverse. The City’s neighborhoods will continue to evolve in the decades ahead. In areas where the
basic development pattern is set, continued reinvestment will be encouraged, with an emphasis on
sustainable design. In areas where the development pattern is still evolving, new neighborhoods will be
safe, healthy, attractive, and diverse. The objective across the city is to make each Bonney Lake
neighborhood a “complete” neighborhood— with a variety of housing choices, community services, and

an identifiable center that serves as a gathering place for its residents.
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Goal LU-3: Compact, walkable, and diverse neighborhoods, each with an array of housing types and
shopping choices, with parks, schools, and amenities that can be conveniently accessed
by all residents.

Policy LU-3.1: Maintain a range of single family residential zones corresponding to the prevailing lot

sizes, densities, and context of Bonney Lake’s neighborhoods.

Policy LU-3.2: Encourage continued reinvestment in Bonney Lake’s neighborhoods by the public and
is already set and will be
t partof the City’s future.

private sectors. While the basic land use pattern in many neighborhood

maintained, their improvement and evolution should be viewed an impor.

Policy LU-3.3: Enhance or create identifiable “centers” in or near, oods which serve as local
gathering places. Neighborhood centers may take a variety o . be civic uses such as
parks, community centers, or schools; local shopping ar: on ground where

residents can congregate.

Policy LU-3.4: Support infill development on vacant ili acant lots or

parcels that create “gaps” in the urban fabric and disru ontinuity of a neighborhood. Such

development should respect the scale and fqrm of surrounding ties.
Policy LU-3.5: Promote design and land use walkability of neighborhoods,
enhance the ability to travel by bicycle or puk mize the distance a resident

tive. The pedestrian and bicycle networks in Bonney Lake’s

eflect universal design principles that make the City more accessible

Implementation: Implement measures to slow down or “calm” traffic on local streets, thereby
improving traffic safety and enhancing the quality of life in Bonney Lake’s neighborhoods. A
reliable, sustainable source of funding for traffic calming projects should be identified to carry
out this action. Creative approaches to obtaining funding should be encouraged and pursued.
Traffic calming measures could be combined with new sidewalks and pathways, street trees
and landscaping, crosswalks, and other design changes which make it safer and more

comfortable to travel without a car.
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Policy LU-3.7: Integrate open space, parks, street trees, landscaping, and natural features into Bonney
Lake’s neighborhoods to enhance their visual quality and improve access to nature and recreation. The
maintenance and improvement of Bonney Lake’s parks, greenbelts, medians, flood control channels, and
urban forest should be seen as an important part of the City’s efforts to address climate change by

utilizing trees to sequester carbon from the atmosphere.

The City strongly encourages tree planting on private property. Trees are recognized as contributing to

the attractiveness and livability of the City. They are an effective buffering.teol for adjoining land uses

and will be an important part of Bonney Lake’s climate strategy.

v" Implementation: Encourage multi-family developme s to designate space for

community gardening for residents. This applies b ojects and to existing

development projects which may have space avail

Policy LU-3.8: Generally locate new higher density hoMgin Cente\rs and the TOD

there is access to transit, proximity to local-servi ercial , and proximit
arterial streets.

onney Lake residMed that impacts are controlled
and do not alter residential character.

v" Implementation: Revisit the City’s re r home oc’ations to keep pace with best
place organization, and address

y areas where

collector or

Policy LU-3.9: Allow home occupations in

practices, respond to changes in te

emerging neighb es and conce

Policy LU-3.10: Allo

facilities (e.g., churches), rsin e facilities in

the impacts of uses o '

conditionhe placed on such uses to ensure that they are operated in a manner that is
sensiti neighborhoo erns, atsmaintains the quality of life. In addition, such uses should
be Away thaths the osure of future occupants to noise, localized air pollution

sources, an azards.

ols, day“care centers, senior centers, group homes, public and semi-public
dential areas, subject to conditions which limit

the extent permitted by state and federal law,

ity preservation and code enforcement programs which protect health
and safety and keep ake neighborhoods free of nuisances and visual blight. These programs
should also abate exces noise, illegal dumping, illegal signage, graffiti, littering, and other activities

that disrupt neighborhood quality of life.

Policy LU-3.13: Ensure that no single neighborhood or population group is disproportionately impacted

by environmental burdens and hazards.
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5.4 OPEN SPACE

Preservation of an open space around Bonney Lake,

“Green belts and parks are an
complemented by local parks and natural areas has been important land element within the
critical component of the City comprehensive plan since | 2Bl Ed0d T lona FENCo R Tt 1o
the primary purposes of a
municipality is to offer maximum
recreation facilities in a suburban
shape the City’s character. setting. The green belts may be
any open space such as
watersheds, farms, forest and
the second largest land use in the city limits, encompassing [ ::0d¢04

1964 to protect the City’s natural resources, provide

opportunities for recreation, enhance visual beauty, and

Open space is a defining element of Bonney Lake’s form. It is

over 518 acres. It provides structure to the City, space for .
] o Plan for Bonney Lake, Washington
recreation, and a means of protecting important natu May 2, 1964
4

resources.

Policies for parks, private open space, and other op onney Lake reflect the City's

Facilities Element.

Goal LU-4: Preserve open space, parks, greei , which together protect the

including parks, flood control channels, greenbelts, easements, and
other open ar City, provide car-free corridors for pedestrians and bicyclists, and tie

oods, centers, and employment districts.
Policy LU-4.4: Allow co ity gardening and “urban” agriculture in a wide range of settings.

Policy LU-4.5: Allow recreational uses on lands designated as environmentally critical areas provide that

that uses do not impact the function and values of environmentally critical areas.

Policy LU-4.6: Establish zoning standards mitigate the presence of infrastructure facilities such as radio

and telecommunication towers within designated open space areas.

v" Implementation: Periodically update zoning standards for these areas in response to changing

infrastructure needs, changes in energy and communication, and emerging technologies.
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There are some public facilities and utilities that cannot feasibly be located in urbanized areas,
but that serve an essential public need. There are also infrastructure facilities where City

regulations may be preempted by state and federal law.

Policy LU-4.7: Prevent the encroachment of development or conversion of common open space areas
within planned developments or other residential projects. Shared open space areas in residential
subdivisions shall be permanently restricted to open space uses through deed restrictions or other

appropriate means.

Policy LU-4.8: Advocate for open space conservation and resource ection in the unincorporated

areas east of the Bonney Lake’s city limits but within the City’s sp luence. These areas should
remain in agricultural and open space uses for the lifetime of this
N

5.5 GUIDING DEVELOPMENT

Growth must be carefully managed to maintain WLake’s high q’ty of life, to
ensure that new development makes a positive contributio city, and to protect the elements of
community life valued by Bonney Lake’s resi
se segulations implement the

Bonney Lake’s development regulations are arly important

comprehensive plan at the parcel level and establishe i nd parameters for the use of
property. State law requires the City’s deve

comprehensive.

Development regulati ddress t bdivision of land, the improvement of infrastructure and public
facilities to keep pace wi wth, and the ways Bo y Lake will carry out its commitment to be a

sustainable suburban commu

Goal LU-5; uide nd elopment to ensure that it is orderly and efficient, leverages
‘:ublic inv‘ en e continued availability of infrastructure and public
ervices, redu dverse impacts on adjacent properties, and protects the natural

Policy LU-5.1: En

including road capac

e decisions consider the characteristics of the transportation network,
ality of the streetscape, and the availability of public transportation and

other modes of travel.

v' Implementation: Continue to use the development review process to evaluate and mitigate
potential project-level impacts on traffic, parking, transportation safety, ingress and egress,

and transit needs.

See the Mobility Element for additional policies and actions on the integration of land use and

transportation
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Policy LU-5.2: Incorporate sustainability into land use planning decisions and procedures to the greatest

extent feasible.
v' Implementation: Develop and implement a Sustainable Suburban Community Strategy.

v' Allow parks and public facilities in any land use designation, provided that the use is
consistent with other policies in the Comprehensive Plan. A Comprehensive Plan amendment
shall not be required to locate a park or public facility in an area designated for other uses on

the Future Land Use Map. The Future Land Use Map should be periodically updated to reflect

opportunities for new development, improve Bonney Lake create complete

neighborhoods, reduce nuisances, achieve compatibility be s and uses, address

land use conflicts, and protect the health and safety of r

v" Implementation: Update Bonney Lake’s zoning map,

as needed to achieve consistency with the City’s plan. Updates should reflect

best practices in zoning, including the use of form-ba des, and should explore innovative

and creative ways to achieve a m estrian-friendly ustainable land use pattern. At
the same time, the update should*als ing “ entals” such as definitions,

allowable densities and floor area rat

, hei rols, and the use of overlays to

achieve place specificebjectives.

&
4 i eveloping transfer of development rights (TDR) program. Such a

v e conditional use and zoning administrator permit process to

v" Implementati Use the Planned Community District (PCD) zoning to provide flexibility in
application of the zoning code, encourage more desirable site planning outcomes, or achieve
particular mixes of land uses or unit types. Within mixed use areas, PCD zoning may be used to

indicate sites or portions thereof on which housing or commercial is a required land use.

v' Implementation: Use zoning overlay districts as needed to supplement zoning standards with

additional regulations that reflect public policy objectives for a particular place or resource.
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Policy LU-5.4: Recognize certain areas as having natural constraints which preclude their safe or
environmentally sound development. These constraints are discussed in the Environmental Conservation

Element.

v' Implementation. Establish land use designations on as part of the Future Land Use Map
reflect this policy. Hillsides and wetlands are generally designated as Conservancy/Open Space
on the Map to recognize ecological, safety, access, and aesthetic concerns. This principle

would be carried forward through zoning, and through other€ity ordinances regulating

development near and in hazard-prone locations.

v"  Implementation: Ensure that the allowable density or i f development recognizes

such constraints.

Policy LU-5.5: Allow new development to occur only wiﬁpu lic faciliti ded to serve that

development are available or will be provided by the devélopment tQ[ough the paym impact fees.

v' Implementation: Utilize impact fees, special

until 2035, steps should be taken to retain so elolol] post-2035 period and guide

development to the Downtown, Town Centers, an

Policy LU-5.7: Avoid the 10 s that are not practical to develop or provide with
services. Work to el or merg e they already exist. A problem parcel is defined

as:

Policy LU-5.8:

public-private deve

partnerships between the City and the private sector to undertake joint

v' Implementation: Recognize the opportunity to incorporate activities that provide a public
benefit (such as child care centers and libraries) within private development through public-

private partnerships.

v' Implementation: Utilize development agreement to permit flexibility that will encourage a
more creative approach in the development of land, and will result in a more efficient,

aesthetic, and desirable use of open area, while at the same time, maintaining substantially
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the same population density and area coverage permitted in the zone in which the project is
located.

Policy LU-5.8: Integrate new large-scale development projects into the fabric of the existing community
rather than allowing such projects to be self-contained, walled off or physically divided from surrounding
uses. New development should be viewed as an opportunity to improve connectivity between
neighborhoods. To the extent feasible, circulation systems and open spaces in such developments should
tie into existing streets and open spaces on the perimeter. In addition, existing development should be

retrofitted over time to reduce unnecessary walls and barriers and improve:pedestrian connections

between neighborhoods.

Administrative actions to tituti ] of Private Property.” In it, the Attorney General

states, “Government has trf ho bility to protect the public health, safety, and

weIfareH

properl gulate or li operty. Accordingly, government may abate public nuisances,
tern% activity, z;‘ i ding codes, safety standards, or sanitary requirements. The
governme y limit the u f property through land use planning, zoning ordinances, setback

requirements, nvironmental regulations.

. Pursuant to this authority, the government may

“The government blish conditions or requirements for potential uses of property which

may have adverse imp onditions may include the granting of easements or donation of property

for public use.

“Most comprehensive land use regulation does not, in itself, constitute a taking of property. Zoning and
other comprehensive regulations are a legitimate exercise of the government’s police power. The
regulation, however, must advance a legitimate public interest and not deprive the owner of all
economic or beneficial use of the property. Also, a regulation which destroys a fundamental property
right, such as the right to possess, exclude others from, or dispose of property, could, on its face,

constitute a taking.”

N
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Goal LU-6:  Protect the property rights of landowners from arbitrary and discriminatory actions.

Policy LU-6.1: Balance the responsibility to protect the community from the impacts associated with new

residential and commercial development with the responsibility to protect property rights.

Policy LU-6.2: Build into the regulatory scheme procedures for avoiding takings, such as variances or

exemptions.

Policy LU-6.3: Continue to work to streamline the permitting process utilizing LEAN principals in order to

efficiently process permit applications.
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